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April, 1975

Mr. Warren G. Moses, Chairman
Steering Committee

Growth Management Program
Chamber of Commerce Building
301 Camp Street

New Qrleans, Louisiana 70130

Dear Mr. Moses:

This Technical Report on the Growth Management Program to date is submitted in accordance with our
Agreement dated August 3, 1973, between WMRT and the City of New Orleans, and WMRT and the
Chamber of Commerce of the New Orleans Area, co-sponsors of the GMP. While it may ulftimately be de-
sirable to have a summary in a more “popular” form, we have found the Steering Committee and a large
segment of the interested public not only able but willing to take the time and expend the energy necessary
to understand and deal effectively with technical detail. So it's all here to serve as a benchmark in the evo-
lution of the GMP, as a general chart for the future, and as an aid in citizen movement.

The City and its citizens have moved with deliberate speed in the past year toward full mobilization of
growth management. With the strong endorsement and support of Mayor Landrieu, the Administration,
the Central Area Council of the Chamber, and citizen groups, a moratorium on demolition of historic
structures was approved by City Council. The Community Improvement Agency has begun detailed
studies, a special tax district referendum is planned, two historic district designations are contemplated,
a CBD re-zoning study is underway, and vigorous action on sign control and trash removal is in process.

Such a mobilization of action as recorded in this Report has been the work of many people. You and the
Mayor’s Executive Assistant, Anthony Gagliano, deserve great credit as do the other members of the
Executive Committee and Steering Committee of the GMP. The GMP Staff has worked effectively to
coordinate the contribution of the many City departments — most particularly Planning and Public Works —
and other public agencies; the City Edges Program, and private groups, with that of the GMP and its con-

. sultants. The Chamber has provided space and facilities for the many, many meetings, and the CBD
Improvement Association invaluable information on historic structures.
-
L The consultant team thanks all of the above plus those who have contributed through interviews and
- in countless other ways in making this Report possible. To New Orleans, with love.
r- . '
)‘. Singerely,
L Y. .
1 4
{ Davj alla
L.
- ichard W. Huffm -
’ = A&Q o
Stephanﬁ White
7
(o
r
;; Offices: Philadelphia, Pennsyivania David A. Wallace, FAIA, AIP " Narendra Juneja, AlIA, ASLA Richard W. Huffman, RA
“"San Francisco and lan L. McHarg, FASLA, FILA, AMTPI David C. Hamme Ross M. Sutheriand, AlA
Los Angeies, California William H. Roberts, ASLA Donald H. Brackenbush, AlA, AIP Jonathan S, Sutton, RA, RLA
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Preface

New Orleans has had a record of having produced fragmented
CBO studies and plans with little successful implementation
of their recommendations. All lacked complete support from
the business community, city and other interested groups
and individuals. The Growth Management Program has been
directed and reviewed by these interests working together
for the benefit of the CBD, the City and the region.

This document should be looked upon as a hasis for both
planning and implementation, and not as an inflexible, com-

- prehensive plan for the area. In essence, it creates a process

whereby public and private assets can be properly utilized
for the greater benefit of the CBD.

In perhaps the GMP’s most important action, a future Land
Use Concept was approved for the CBD. This concept in-
cludes emphasis of the Poydras/Riverfront Corridor for ma-
jor development, retention and enhancement of retail uses
along Canal Street and encouragement of new residential
uses in the CBD, while preserving the many historic build-
ings in other areas which give continuity and character to the
entire sector. This Land Use Plan will be used as a general
guide for the public and private sectors in their planning ef-
forts. To provide more detailed guidance, the City is now
conducting a major zoning analysis leading to new zoning
regulations for the CBD to be completed by late 1975. This
analysis utilizing the GMP’s recommendations for desired
goals and land uses will result in finely honed zoning designed
not only to assure the provision of amenities while encour-
aging desirable growth, but also to provide econamically
feasible methods of preserving the City's unique architec-
tural heritage.

The Growth Management Program has provided a catalyst
for the foilowing other programs initiated by the Steering
Committee and its various ad hoc committees: CBD Lighting,
Trash Collection, Sign Amortization, Street Furniture, Skid
Row, Zoning, Transportation and a Special Tax District..

A CBD Lighting committee has submitted recommendations
to the City of New Orleans for appropriate standards, light-
ing levels and compatible color on Poydras Street. This plan
is now being implemented. The Committee has also recom-
mended an inventory of both standards and fixtures for the
rest of the CBD. This recommendation has been carried out
by the Department of Utilities, which is now in the process
of seeking workable solutions for the retention of old fix-
tures, while increasing their lighting capacity.

A Street Furniture committee is now examining a program
of street furniture. When these final designs are approved,
the committee, working with the Central Area Council, will
initiate a one-block demonstration program incorporating
both street furniture and landscaping in the Canal Street

corridor. In addition, recognizing that the proper number
of well-designed trash receptacles is important to the overall
appearance of the CBD, the Steering Committee has re-
quested the City to evaluate the possible purchase of addi-
tional units. :

Through the work of the GMP ad hoc committee on Sign
Amortization, the Steering Committee has made specific
recommendations to the City of New Orleans for sign con-
trol in the CBD. An active campaign has begun, with the co-
operation of the City Attorney, the American Institute of
Architects and the sign industry, to remove abandoned,
illegal and legal-but-non-conforming signs from the CBD.

Based on the consuitant’s recommendation of a Landmark/
Historic District Commission for specific areas of the CBD,
the GMP has instructed the Mayor's Citizens Advisory Com-
mittee to make recommendations for one or more districts.
To prevent further speculative demolitions which were
driving small businesses away and causing valuable historic
structures to disappear, the GMP requested and received from
City Council a year's demolition moratorium in two areas
proposed for historic district legislation. Landmark buildings
outside these areas are similarly protected by the morator-
ium ordinance.

Through the GMP, a special committee of the Chamber of
Commerce was formed 1o work toward the economic re-
habilitation of Skid Row through a comprehensive alcohol-
ism program for Skid Row residents. This committee, com-
posed of business leaders, professionals in the field of alcohol-
ism and representatives from the public sector, is now actively
working toward both economic rehabilitation of the area and
for the implementation of an effective alcoholic program.

All transportation issues within the CBD could not be com-
pletely resolved by the GMP, primarily because a Unified
Work Program containing transportation recommendations
for the metropolitan region has not been compieted. Specific
details concerning the use of the Rivergate tunnel, peripheral
and intercept parking and varying transit systems must

await technical planning by the UWP. A clase working ar-
rangement with the Unified Work Program and the Governor’s
Citizens Advisory Committee has been instituted so that

the interests of the Central Area are contained in the pro-
posed master plan. It should be noted that the GMP has ap-
proved a general conceptual transportation plan with its goal
of increasing reliance on transit from the present modal split
of 30 percent transit/70 percent auto, to a minimum of 54
percent auto/46 percent transit during peak hours.

The consultant's report an the wholesale-warehouse-manu-
facturing area states that this area "appears to be gradually
decreasing in significance”. Because the light industrial uses
presently in the area appear to be important, the Economic
Analysis Unit of the City’s Office of Policy Planning is under-
taking a complete economic analysis to determine both the
best usage and enhancement possibilities for the wholesale-
warehouse district.

To implement the plan, the consultant recommended a pub-



lic/private coordination or partnership. The Community
Improvement Agency has been recommended as the coor-
dinating agent, under contract to the Core Area Development
District Board. With the approval of the GMP Steering Com-
mittee, the CIA has already taken many of the necessary
steps to have the Central Business District designated a Com-
munity {mprovement Area. Designation of the area by the
City Council should take place in the near future. Develop-
ment of the Core Area District Community {mprovement
Plan can then begin.

Simultaneously, work toward the creation of a Core Area
Development District has begun.

The enabling legislation for this, Act 498, was passed in the
1974 regular session of the State Legislature, and will be
clarified in the 1975 session, about to begin. As designated
in the Act, a Board of Governors to administer the Tax
District is in the process of being appointed, with five
nominees to be designated by the Central Area Council of
the Chamber of Commerce of the New Orleans Area and
four by the Mayor.

The funds produced by the CBD Tax District will be ad-

ministered by the Board of Governors and will be limited
1o projects or programs over and beyond those normally

the responsibility of the City.

In summary, the GMP has begun a process which can and
will result in planned management of the Core of the City.

SUMMARY OF GMP STEERING
COMMITTEE RECOMMENDATIONS

The Steering Committee recommended a generalized Land
Use Plan focusing on the Poydras/Riverfront area. This Plan
encourages multi-use developments combining hotel, office,
retail, residential and recreational uses. Maintenance and ex-
tension of the activity level is a major component of the Plan.
Achievement of this goal includes retention of most existing
structures and uses and new infill development of mixed
uses, reinforcing the character and fabric of the area.

The conservation and renovation of most existing buildings
and areas is essential to the reinforcement of the existing
fabric and character of the Core.

Pedestrian amenities such as arcades, walkways, landscaped
parks, street landscaping and street furniture have also been
recommended.

Supportive of the Land Use Plan and activity goals are trans-
portation objectives. The transportation study included within
the Report does not provide enough data to allow final deci-
sions regarding the development of a comprehensive trans-
portation plan needed to support the recommended Land

Use Plan. However, the Committee did agree on the follow-
ing concepts within the movement system plan: peripheral
and intercept parking areas linked to major activity centers

by a shuttle bus system; scattered work and delivery hours;

improvement of traffic control system; emphasis of pedes-
trian amenities along certain streets; development of a River-
front boulevard; and prohibition of all a.m. and p.m. peak-
hour on-street parking and on-street deliveries.

The Committee has reservations regarding several specific
recommendations of the consuitant. It questioned the loca-
tion, size and extent of peripheral and intercept parking
garages, recommended use of the Rivergate Tunnel and the
specifications of first-and second-level pedestrian watkways
along the River, The Committee felt separation of pedestrian
and vehicle would be important; however, further study was
necessary to determine which levels should be used by ve-
hicles and which levels should be used by pedestrians.

The Committee has endorsed several implementation con-
cepts and strategies. Positive actions have been initiated to-
ward implementation. The Committee has endorsed in con-
cept most elements of the implementation strategy recom-
mended by the consultant. However, this acceptance is con-
ditioned upon the approval of the GMP Steering Committee
or its successor for each element of the implementation
strategy.

The zoning changes recommended by the consultant were
studied at great length by the Steering Committee. Upon the
conclusion of this study, the Steering Committee determined
that a more detailed zoning study was required before a final
new zoning recommendation could be accepted. Specifically,
the Committee passed the following resolutions:

“This Growth Management Program Steering Committee
acknowledges that a floor area ratio of 20 for the New
Orleans Central Business District may be excessive to
provide managed growth, but that the proposed floor
area ratios of 6, 10 and 14 may be too restrictive and
may have a detrimental effect on the value of downtown
New Orleans real estate; but that this Steering Committee
does approve the concept of reduction in the floor area
ratio in downtown New Orleans if simultaneously there-
with a bonus program is adopted whereby the reduced
floor area ratio would be increased on a particular pro-
ject in exchange for items, uses and amenities beneficial
to the City of New Orleans.”

“1f a bonus program is adopted, said program should
include definite standards and provisions, whereby
bonuses may be granted upon application to the legaily
established entity created for that purpose, which entity
should include representation of downtown business
interests.”

"This matter should be pursued further, by the City of
New Orleans through zoning experts and consultants
with input from the private sector in order to design

a program establishing reasonable zoning regulations
with appropriate bonuses in not such a complicated
fashion that would stifle development.”

Steering Committee of the Growth Management Program
Spring 1975
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How The Growth
Management Program
Got Started

The City of New QOrleans and the Central Area Council of
the Chamber of Chamber of Commerce of the New Orleans
Avrea, in joint venture, established a Growth Management
Program for the Central Business District of New Orleans
in August, 1973. Broad support came from groups of con-
cerned citizens, business and civic leaders, as well as the
Administration and City Council.

The objective was to set up a jointly sponsored program and
continuing procedure to set goals, and to guide and controi
change for the Central Area of the City. Earlier efforts at

partial and project planning had been only partially successful.

EMPHASIS ON THE CBD

The Central Area is bounded by the Pontchartrain Express-
way on the southwest, Claiborne Avenue (1-10) on the north-
west, Elysian Fields on the east, and the Mississippi River.

Emphasis of Growth Management is on the CBD, and its
Riverfrant. The Vieux Carre and adjacent areas to the
north — Faubourg Treme and Faubourg Marigny — were
included for coordination.

PROGRAM DIRECTION

The GMP is directed by a Steering Committee and Executive
Committee appointed by the City and the Chamber, The
role of these Committees is to administer the GMP,
monitoring change, ensuring broad citizen participation,
making recommendations to the City and public agencies,
and providing backup for adopted public and private
programs.

TECHNICAL ADVICE

The Steering Committee has set up technical and ad-hoc
advisory committees in critical areas such as transportation,
housing, historic structures, trash collection, CBD lighting,
sign amortization and “Skid Row"”. This and other reports

have been intensively reviewed by sub-committees assigned
sub-areas of the CBD.

CITIZEN PARTICIPATION

Citizen participation is ensured throughout the entire pro-
gram. Steering Committee meetings open to the general
public are held every second Wednesday of the month at
9:00 a.m. in the Board Room of the Chamber of Commerce.,
Every other month at these meetings the Steering Committee
urges input from the general public as “stockholders”.
Informal citizen participation occurs through the GMP staff
and extensive personal interviews with interested people.

FUNDING

Initial funding of $180,000 for the program was divided
evenly, $90,000 allocated by the City and $90,000 com-
mitted by the Chamber through the Central Area Council.

In addition, the Chamber committed a full time coordinator,
office space and special assistant, and the City assigned a
coordinator, urban designer and two special assistants,

Unique Features
Of The Growth
Management Program

How is the Growth Management Program different from
all previous planning that has been conducted, or is under-
way, for the Central Area? In fact, why is growth manage-
ment necessary?

GMP’S UNIQUE PURPOSE

Growth management is distinct from the traditional con-
cept of comprehensive planning which is a linear, problem-
solving process that proceeds from problem and goal defini-
tion to solutions and action. Growth management is an
operating rather than just a planning process. While it in-

cludes planning, growth management is more analogous to the

management of a major corporation in which planning and

xi
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projects are part of an overall process of operation.

Major corporations operate with a bookkeeping system,
constantly updated information on inventory, sales cash flow,
investments and assets, all expressed in quarterly and an-
nual reports that enable policy planning, feedback into cor-
porate management, and quick response to external busi-

ness conditions and opportunities.

The Central Area of New Orleans is the City’s single most
important piece of real estate, yet, as in most cities, this

real estate has not been managed on a business-like basis.
Until now there has been no real inventory of its assets, no
bookkeeping procedure, and no organizational responsibility
for the kind of management needed—this in the face of
growth and change of monumental proportions.

Growth management, unlike comprehensive planning, can-
not be considered an activity that is undertaken once every
five years; day-to-day decisions must be considered within
an overall management plan and program framework and
must be based upon easily accessibie current knowledge.

The Growth Management Program is designed to serve five
functions on a continuous basis:

1. Determining the Direction of Change

The Central Area is constantly undergoing a process of
change. Some changes are structural: older buiidings deter-
iorate, are demolished or renovated; new buildings are con-

structed. Traffic congestion grows, and parking demand shifts.

Streets and sidewalks need constant attention. Other changes
are not so visible: land is sold and assembled for develop-
ment; business and activities expand or contract and change
locations. These collective changes indicate the direction of
future trends. A record of the changes allows new specific
programs and policies to be designed to strengthen or aiter
these trends.
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2. Quickly Evaluating Proposed Programs

and Policies

Continuous Growth Management requires a capacity for
quick evaluation of programs and policies for the Central
Area, and evaluation requires easily accessible and organized
information.

3. Determining Public Strategies as Response

to New Development

Each new development in the Central Area will have positive
and negative impacts. With an organized information system
these impacts can be evaluated to anticipate future problems
and public response. Short range action programs can then
be designed and operated as part of longer range strategies.

4. Encouraging Private Response to Public
Commitment

Each public commitment — street changes and other public
works, as well as non-physical commitments such as tax
policy — triggers private response once set in motion.

5. Opening the Growth Management Process to
Citizen Involvement

Citizen participation and involvement in all aspects of Growth
Management can best be achieved with open “stockholders
meetings”; during which management is called to account for
policy and direction, and citizens are kept fully informed.
The information system to be set up is a central part of

the involvement process, The objective of this involvement

is to ensure that short range decisions are consistent with

long range goals and policies for the Central Area.

GMP'S KEY FEATURES

1. A “Joint Venture” Growth Management
Organization

The City and Chamber took joint responsibility to establish
the Steering Committee and staff as an organizational com-
mitment to Growth Management. This organization sets up
procedures for public-private “joint development”. 1t does
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not rely on City regulatory mechanism. its concept is to
stimulate, direct, guide, promote and lead growth in direc-
tions consistent with good public policy and enlightened
citizen "self-interest”.

Growth Management needs the combination of public and
private commitment,

2. A Basic Inventory and Information System
Basic block and parcel information, including establish-
ments, ownership, residents, structure improvements, tax,
sales and other data are kept in a central information file.
Maps display this information, and are on permanent dis-
play. Both files and maps are updated periodically.

3. Monitoring of Susceptibility-to-Change

Through techniques {similar to real estate appraisal) developed

by WMRT, the GMP office carries on periodic monitoring of
the likelihood of change, along with observing the change
that actually takes place.

Economic forecasting is conducted from time to time to
evaluate the pressures for change, as well as to provide a
constant basis for program feasibility analysis.

4. Probability Growth Modelling

This is a procedure for classifying projects and programs iﬁto

three levels of probability depending on certainty of
funding, etc. These are combined with the results of the
susceptibility-to-change analysis, and determinations of
investment feasibility and desirability. Each level of proba-
bility is presumed a completed phase and then analyzed as
to (a) how each phase compares with space-use projections
and economic forecasts; {b) how elements, particularly pub-
lic inputs like the Superdome and possible expressways or
boulevards affect the investment possibilities for succeeding
phases and present property; and {c) how the resulting devel-
opment pattern achieves, is compatible or conflicts with,
design and social goals for the Central Area, the City and
the Region,

5.  Goal, Objective, and Policy Development

and Evaluation

Thgé Probability Growth Modelling procedure enables con-
stant comparison of “performance” of projects, policies and
actual change against stated goals, and operational objec-
tives. Policies can then be modified. Since peopie and condi-
tions change over time, goals can also be modified or altered
periodically and new management policies established.

6. Focus on Early Action, High Impact Projects
and Programs

Growth Management not only pays attention to good design
detaiis and important though small-scale actions, but also
focuses particularly on early action, high impact projects
and programs.

At the same time it must adequately take into account the
10-25 year time frame of midd!e-range and long-range plan-
ning.

7. Central Area Management Strategies

The plans, projects, market studies, transportation programs,
tax policies and various implementation devices all are coor-
dinated under a coherent and adaptable development and

management strategy that represents local consensus and com-

mitment by both the public and private sectors of the
community.

Growth Management does not pretend to comprehensiveness
and “try 1o plan everything”. It recognizes incremental plan-
ning as more useful and focuses on the important things, but
without losing sight of long-range objectives.

8.  Three-Dimensional Urban Design Concepts

To be fully effective management tools, the probability

of growth and change, modified and added to by desired
urban form and character are given “imageability’’ to enable
feedback by citizen examination and involvement, to
stimulate enthusiasm and consensus as a clear and precise
language of management intent, and to be a measuring stick
for future performance.

The First Eighteen
Months’ Schedule

Growth Management is an on-going process with eighteen
months spent gearing up for it. This Report is an important
document at the end of this period to make available the
process and provide a first “annual report”. However, such
a document is incidental to the continuing management
operation. The schedule for the first eighteen months was:

August, 1973:

City and Chamber appointed Coordinators and contracted
with Wallace, McHarg, Roberts and Todd of Philadelphia
1o lay the groundwork for the Program.

September, 1973:

Curtis and Davis of Mew Orleans and Robert Gladstone of
Washington, D.C., were retained for transportation and
economics.

October, 1973:
Reports on Early Action Projects — CBD Lighting and
others — were submitted to the Steering Committee.

November, 1973:

Phase | Completion—Information Assembly and Early
Action—CBD Lighting Plan [nitiated. Data Base Established—
and Preliminary Goals Established.

January, 1974:

Phase | Completion—Probability of Growth and Suscep-
tibitity to Change—Goal Achievement Measured and Addi-
tional Early Action Projects Proposed.

March, 1974:
Phase |1t Completed—Alternative Urban Design Concepts

xiii



SCHEDULE OF PHASES AND TASKS, NEW ORLEANS CENTRAL AREA

D Outaiiat Urban Desgn Altwrnatess
€ Evatuation and Setection

£ Program Packages
PhemiV  Growth Management M and Progrsm Synthesis and Developement

8 Movernent System amom—

and Management Strategies—and Growth Management Pro-
gram Qffice Monitoring Underway.

Passage of Act 498 in State Legislature enabling establish-
ment after public referendum of Special Tax District for
csD.

April, 1974:

City Council voted a moratorium on further property de-
molition until January 1, 1975, to give the GMP time to
come up with solutions to achievement of preservation of
the CBD stock of small important or historic buildings.

June , 1974:
Completion and Presentation of Draft Technical Report.

July-November, 1974:

Review and feedback in—meetings by the GMP Executive,
Steering and Ad-Hoc Committees of the recommendations
of the Draft Technical Report.

Decamber, 1974-March, 1975:
Final Modifications and Feedback to Technical Report
completed.

Aprit, 1975;
Final Technical Report Published. Authorization to ClA for
preparation of Draft CBDCIPlan and Program. Preparation

by City of two Historic District Ordinances, a draft tax district

ordinance and a parking control ordinance. Special Zoning
Study underway.

xiv
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The New Orleans
CBD In The Year 2000

The year 2000 is only 25 years away! More than 80% of the
present residents of the Region will be alive to see the CBD,
use it, hopefully enjoy it, and benefit from its vitality.

e Year

This next year, 1975, is the key year to determine what the
future CBD will be lika: whether the tremendous growth
and change now underway-can be gracefully accommodated,
with older buildings rehabilitated and enhanced, and the es-
sential character of New Orleans and its historic continuity
and scale preserved; or whether growth will wipe out the
past in random fashion, creating a new CBD without design
excellence or distinction — isolated towers floating in a sea
of parking.

A View Of The
Possible Future

The two views on the next pages show the C8D as its essen-
tial “structure” is today, and as it may look in the year 2000
if the proposed CBO Community Improvement Plan is car-
ried out.

The second view shows a CBD with current goals, largely
achieved. The great office development thrust that will run
through the 70’s and 80's, into the 90’s has been accommo-
dated on sites most suitable in the Poydras/Riverfront Cor-
ridor from River to Superdome, and in acgord with the
Urban Design Concept of the Plan. Downitown shopping has
been strengthened. The success of the Vieux Carre and
Superdome has stimulated increased office jabs, hotels, and
tourism. National corporate headquarters have come to New
Orleans to add to the variety and level of employment
opportunity for all.

Within the CBD Historic District, the core of historic, “tout
ensemble” and landmark structures has been rehabilitated
and is occupied by residences, apartments and offices. Many
of the old tenants remain through special financing arrange-
ments of the Special CBD Tax District that encompasses
the entire CBD.

The night life formerly confined to the Vieux Carre has
spread along major CBD streets with glittering concentrations
in the many convention hotels, The new commercial recrea-
tion, much of it in rehabilitated warehouses, includes popu-
lar as well as chic nightclubs, bowling alleys, rolier and bi-

cycle rinks, a fencing club along the River, and many other
activities appealing to all life-styles.

The Riverfront has realized its full potential with a wide mix
of office, hotel, residential, and refated uses, along with ap-
propriate Port facilities. The historic River Walk has been
extended upriver from Moon Walk in front of Jackson Square.
It serves as a key element of an integrated pedestrian system
throughout the C8D.

As many as 3000 dwelling units along St. Charlas Street be-
tween Lee Circle and Lafayette Squara form the nucleus along
with the Riverfront housing of a new C8D residantial com-
munity. Between St. Charles Street and the River, warshouses
rehabilitated for a mix of residences, offices and specialty
retail are interspersed among new townhouses and con-
dominiums.

Many industries such as Luzianne Coffee that are compatible -
with this new environment remain in refurbished buildings.
Skid Row has disappeared through a 10-year treatment

and rehabilitation program for its former occupants. Julia
Row has returned to its handsome original state and is filled
with apartments,

The traffic and transit congestion of the middle 1970's has
been substantially reduced by a combination of regional,

subregional, and local transit improvements that enable al-
most half the 116,000 CBD employess to travel by transit.

The CBD reconnaissance and accommaodation of growth has
served to relieve pressure of commercial encroachment on
the Vieux Carre as well as the adjacent residential neighbor-
hoods of Faubourg Treme, Faubourg Marigny and the Lower
Garden District. The C8D Community Improvement Plan
focuses on the CBD but its announced actions serve to en-
sure that a strong CBD helps:-rather than hurts its next-door
neighbors, the City and the Region. Planning and citizen
action in each of these neighboring areas have taken advan-
tage of their proximity to the CBO to undertake their own
revitalizing action programs.
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A Plan Is Necessary
But Not Sufficient

The adoption and implementation of this Plan is no guar-
antee of the “possible future” shown, but it is the necessary
first step. However, without the Plan (and appropriate
additions, modifications and amendments over time) a banal
and charactertess future CBD like that of many other cities
can be guaranteed. Thus the likely future without the Plan
is ane of projects with varying degrees of quality but that
add up to a whole that is less than the sum of its parts,

and the special quality of New Orieans will have been lost.
And as the C8D chokes on its own congestion, and ameni-
ties and historic flavor disappear, new growth slows to a

- halt as further development goes elsewhere,

The choice between these two futures is now.

The Technical Report

This Technical Report is a report from the Consuitants to
the GMP Steering Committee. It has been preceded in the
GMP Program by a series of analytical and alternative-
exploring documents that have served as the basis for pre-
liminary conclusions, considerations and recommendations
by the GMP Steering Committee. The Technical Report sum-
marizes the results of the work during the first eighteen
months and “puts it all together” for the first time. This is
reported as “The Basis for Action” fotlowing.

The Report steps beyond that, however, to offer a Proposed
CBD Community Improvement Plan {under Act 170) and 3
CBD Community Improvement Program (integrating the Plan
with requirements of Act 488, establishing the new Special
Tax District).

The Proposed
CBD Community

The Proposed
CBD Community
Improvement Program

The CBDCIPlan is proposed to serve as the principle device
10 coordinate eight basic program elements, each of which
has or must have its own legislative mandate, independent
of that of the Plan, These are: {1) adoption and management
of the CBDCIPlan; {2) initiation of public works programs;
(3) creation and administration of a Special CBD Tax Dis-
trict under Act 498 recently enacted; (4) creation and ad-
ministration of two CBD Historic Districts under Act 147;
{5} introduction of zoning changes, including the final de-
velopment and adoption of several new zoniag categories;
{6) creation and administration of a new parking authority
and a comprehensive parking policy; {7) application for, re-
ceipt and administration of Federal and State special pur-
pose funds (e.g., for open space, beautification, historic
preservation, and a Skid Row program for detoxification
and rehabilitation; and (8) creation and operation of private,
or quasi-public non-profit, deveiopment corporations for
special development roles such as “developer-of-last-resort”.

The Purpose Of
The Technical Report

The Technical Report’s purpose is first to outline the Pro-
posed CBDCIPlan and Program in enough detail to enable
citizen and official understanding of the proposals and to
serve as the basis for a community dialogue leading to con-
sensus on elements and ultimate adoption of its action steps
with appropriate medification,

The Next Siteps

The Growth Management Program has already focused staff
activity on “early action” issues such as needless demolition
of structures (resulting in 3 9-month demoilition moratorium,

Improvement Plan

This section of the Report contains the basic elements of a
“CBDICPlan” under Act 170 with the exception of a "Dec-
laration of Findings” necessary to such a plan’s adoption. It
also contains a financial element necessary as an administrative
tool (and required by Act 498}, which enables creation of a
Special Tax District. The preparation of these two elements
are proposed among next steps after consideration of the
Technical Report.

now extended) sign control {mobilizing the support and partici-
pation of the New Orleans Chapter of the American Institute of
Architects), trash removal (working in support of both the pub-
lic agency and private contractors invaolved), the enlistment of
and involvement in the GMP by a wide variety of community
groups and citizens, and a CBD street lighting program.

The distribution of the Technical Report by the GMP Steer-
ing Committes will set in motion a series of presentations
and discussions leading to continuous feedback and modifi-
cation of the Plan and Program, The proposals are far-
reaching in their consequencss and complex in their nature,
and the process of their consideration will take time.

It is noted earty-on that the Proposed CBDC!Plan dces not
envision the use of “eminent domain” powers to achieve its
purposes,
At the same time deliberate speed is essential to take advan-
tage of the momentum aiready generated by the Program.
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Conclusions

Consuitant

ecommend

Summary Of
Conciusions

Consultant conclusions are summarized as follows:
(1) ON GROWTH

The Market
The current investment thrust will continue strong through
the 1980's and 1990Q’s.

Growth Is Beneficial

This growth is very substantial and its nature will ba bene-
ficial to the CBD, the entire Central Area, the City and the
Region.

Causes for Growth

At present the growth is being located in response to the
success of the Vieux Carre and three “heroic” acts and a
"Trauma”: Poydras Street widening, the International Trade
Mart, the Superdome were the “heroic” acts and the rejec-
tion of the proposed Vieux Carre’ Expressway was the
trauma, and equally heroic in its way.

Negative Secondary Impacts

Present growth is mostly goed and can be accommodated
without undue negative impact, but secondary impacts are
beginning to surface,

Serious Probiems

Demolition of historic structures, elimination of important
service functions, proliferation of parking lots, traffic con-
gestion in some locations and despoliation of the environ-
ment are already serious problems.

Random Scatteration

Seeculation and economic necsssity is forcing the next
round of development to random and unrelated locations
with the consequence of exacerbating the problems and
minimizing the chances for coherent urban design.

ations

(2) ON GROWTH MANAGEMENT

Goals for Growth and Preservation

The people of New Orleans have clearly stated their goai§
for growth and preservation, These articulate what they
want their Central Area and CBD to be like.

Need for Control and Guidance

To achieve a reasonably high measure of each of the separ-
ate goals means the adoption and implementation of more
control and guidance of growth and change than now exists.

The Big Issus

The final resolution of how much control by whom and
for what is the key issue in determining the “trade-offs”
between competing goals.

(3) ON THE NEED FOR A PLAN

Purpose of a Plan :

A plan for the CBD is needed now as part of Growth Man-
agement to serve to gain consensus regarding goal “trade-
offs”, agreement on ways of solving the problems, and the
policy direction for control and guidance of change.

(4) ON IMPLEMENTATION

New Orleans Has Capability

New Orleans has, or has in the making, the capability for
implementing the Plan and for managing growth. While the
future envisianed by the Plan is by no means assured, it
can be achieved.



Summary

Of Consultant
Recommendations
For Action

(1) ON URBAN DESIGN PRINCIPLES

General Location of Intense Development

High intensity new development should be located near pre-
sent concentrations of high intensity development insofar
as the capability of the movement system is not exceeded.
The Poydras/Riverfront Carridor is the principai location
for such new development.

Allocation Process for Specific Development Sites
The urban design process has allocated new development
to economically feasible sites, unoccupied by “Givens”
(structures either not susceptible to change or to be re-
tained for policy reasons), and in accordance with urban
design principles.

Muiti-Usa Character of Development

Development of projects with mixed office, hotel, residen-
tial and ancillary retail uses such as Poydras Plaza, Canal
Place, and International River Center should be encouraged.

Hotel Development

New hotels and motels should be distributed widely through-
out the Poydras/Riverfront Corridor and on Upper Canal
Street within the CBD to spread the generation of pedestrian
and vehicular traffic where it can be accommodated most
easily and to take the pressure off the Vieux Carre.

Infill Development

Infill development in other areas should be less intense and
should relate to the scale and character of surrounding
buildings.

Pedestrian Amenities

All new development should contain provisions for high
quality pedestrian amenities: arcades, smail landscaped
urban parks, street landscaping, etc.

Continuity of Activity
Activities along existing streets should be maintained when
new development accurs. :

Internal Movement System

A pedestrian and mini-bus movement system should be de-
veloped to provide quick and easy connections between the
Superdome, Poydras/Riverfront Corridor, Office Core,
Retail Center, and Vieux Carre.

The Historic Structures :
Historic structures should be rehabilitated, paid attention

to as part of the urban design framewaork, and occupied with
appropriate uses.

(2) ON SPECIFIC PUBLIC WORKS

The Movement System

{a) Riverfront Boulevard

Develop a Riverfront Boulevard connecting Lee Circle along
Howard Avenue and Front Street to Poydras Street.

(b} Lafayette Street Mail

Close Lafayette Street and develop into a pedestrian mali,
initially from the Superdome to Lafayette Square, and ul-
timately to the River.

(¢} St. Charles Avenue Padestrian Emphasis

While it is not considered feasible to close St. Charles Avenue,
its sidewalks and surfaces should be landscaped and developed
to emphasize pedestrian movement from Lee Circle to

Canal Street. . -

{d) Perdido Street Mall

Close Perdido Street, as well as others shown on the map, Spe-
cific Urban Design Recommendations, and develop as pedes-
trian malls.

{e) Intercept Parking

Develop “intercept” parking garages (combined with develop-
ment on top) between Lafayette and Girod Streets, generally
from Loyola Avenue to Front Street. Those which are shown
are intended as urban design diagrams only.

(f) .Peripheral Parking

Develop “peripheral” parking spaces at four major locations:
The Superdome, Southern Railroad Station property, as Es-
planade and Decatur, and on the City-owned property on the
Riverfront. The Superdome is about to open its 5000-car '
garage which can be used experimentally as peripheral parking
for the CBD.

{g) Rivergats Tunnel

Utilize the Rivergate tunnel, originally to be a part of the
Vieux Qarre' Expressway as part of the transit and parking
access system. It can be entered and exited from the medians
of the Riverfront Boulevard and Canal Street at Decatur.

(h) Internal Transit System

Develop and operate an internal shuttle-bus system, ultimately
to connect the Superdome, the Federal concentration, the
River, Canal Street, the Office Core, Louis Armstrong Park,
H.E.A.L. and Upper Canal Street, and the Civic Center.

{i}  Other Traffic Improvements

Implement a computerized traffic control system to insure
the optimized flow of vehicles. Prohibit all a.m. and p.m.
peak hour on-street parking and on street deliveries.

LaSalle Strest between Gravier and Tulane should operate
as a proposed exclusive transit/emergency access strest.
Two lanes will be devoted to transit movements with a
lane designated exclusively for emergency vehicle access
to the health facilities.
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Prohibit all on-street peak hour deliveries to relieve traffic
congestion and regulate delivery hours on the uptown side
of Canal Street.

Incorporate off-street loading facilities in all new development.

Extend regulated delivery hours on Perdido Street Mai, St
Charles Street from Canal to Lee Circle, and Lafayette Mall
in order to minimize pedestrian vehicular conflicts.

(j) Landscaped Pedastrian Ways )
Develop landscaped pedestrian ways and pedastrian over-
passes at key points such as Loyola Avenue and the Lafay-
ette Mall.

(k) River Walk

Provide a continuous series of first and second level pedes-
trian walks and plazas along the River from French Market
upriver to the City-owned property.

The Parks and Open Space and Pedestrian System
{a) Poydras Street Beautification

Landscape Poydras Street with rows of .trees on either side
and in the median. Relight the street with white light and
compatible street furniture, and provide bus shelters where
appropriate,

{b) Landscape Pedestrian Ways
Landscape all pedestrian ways as above 10 connect elements
of the open space system,

{¢} Canal Strest Beautification
Reconstruct sidewalks and appropriately landscape Canal
Street. Refurbish handsome fixtures and paint with black

and gold leaf trimmings. Provide bus shelters where appropriate.

{d) Refurbish Old Straet Light Fixtures
On smaller streets repair and refurbish present fixtures and
relight for better illumination,

{e} Italian Piazza
Develop the ltalian Piazza as part of the open space system,
retaining the older buildings if at all possible.

{(f}  Spanish Plaza

Develop Spanish Plaza as part of the open space system, with
appropriate pedestrian connections to the Riverwalk and
Poydras and Canal Streets.

(3) ON IMPLEMENTATION

{a} The CBDCIiPfan

Declare the CBD Core and Frame a Community !mprovement
Area under Act 170, prepare, adopt and impiement the
CBDCIPlan. No eminent domain is anticipated,

(b) Public Works Program

As part of the CBDCIPlan procedure, prepare, adopt and
impiement a Public Works Program.

*(Specific FAR not endorsed by GMP, subject to further study.)

(¢} Spacial CBD (Tax) District

Enact legisiation under Act 498 and after appropriate public
approvals declare the CBD Core and Frame a Special {Tax)
District, using the tax levied thereby for financing program.

{d) CBD Historic District

After appropriate study, declare this area of historic build-
ings an Historic District under Act 147. Purchase “preserva-
tion servitudes” from willing owners who will fix up their
property.

{e)  Lafayette Square Historic District

Take similar action to (d) above for area around Lafayette
Square. This must be coordinated with effective action on
Skid Row.

{f)}  Historic Landmark Preservation

Qutside the two Historic Districts, use the same financial
method to purchase from willing owners “preservation serv-
itudes”, and encourage new uses as appropriate. -

{g) Rezoning

Reduce the Floor Area Ratio (ratio of total built floor area
to site area) over the whole CBD from its current range of
20-15-10 to a range of 14-10-6, but with different distribu-
tions* Develop and enact new zoning categories to do this
including up-to-date features such as bonus incentives. This
rezoning is based on errors in application of present zoning,
as well as changes that have taken place.

(h) Parking Policy

Develop a CBD-wide parking policy, and an implementing
device to include parking rate control (and possibly subsidy)
and a parking authority mechanism. Existing parking lots
and structures,as well as future,should have adequate land-
scaping and screening from street views.

(i}  Federal and State Funding
Develop applications for all Federal and State funds avail-
able for the various programs invoived.

(i)  Skid Row Detoxification and Rehabiiitation Canter’
Develop and cperate a center to eliminate Skid Row {not
displace it} in a target time of ten years.

(k) Private Non-Profit Development Corparation

Create and operate a private non-profit development corpora-
tion to institutionalize Growth Management and continue
the public/private partnership,

(4) ON STRATEGY AND TACTICS

(a) New Growth

Encourage new growth to the Poydras/Riverfront Corridor, by
establishment and rezoning of the CBD and Lafayette Square
Historic Districts as the first steps.

{b} New Environments

Create new environments at multi-purpose subcenters (now
underway) and disperse convention hotels away from the
Vieux Carre.



Summary Of Goals
Rephrased In
‘“‘How To Do It"’ Terms

(1) How to make the movement system work
better to allow maximum access and efficiency con-
sistent with other goals.

i e F.' e —_— e .

(2) How to enhance the pedestrian experience —
better routes, better landscaping, better “tout en-
semble”,

(3) How to get maximum new development of
the highest quality. .

(4) How to get most if not all the historic buildings
fixed up in “pink” condition.

(5)- How to reinforce and expand the Retail Core.
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(6) How to make the most of the Vieux Carre’s (10) How to continue to provide inexpensive space
SUCCEsS. far small users and “incubator” industries.

(7) How to make the most of the Superdome. {11) How to resolve the Skid Row problem in a
humane and sensitive way.

{(8) How to prevent commercial, or traffic, or
Skid Row encroachment on residential neighbor- (12) How to maximize taxes to the City.
hoods.

(13} How to insure effective citizen participation
(9) How to get more people living in the Central and continuing Central Area Growth Management.
Area and enhance the quality of life of residents,

{ ‘ visitors and workers alike.
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(¢}  Pubiic Elements

Rehabilitate the public elements of the Canal Street Retail
Core: sidewalks, street furniture, landscaping, lighting, and
infill new retail to strengthen area.

{d) Strengthen residentiai communities of the Vieux
Carre, Faubourg Marigny and Faubourg Treme. Rezone the
latter two to eliminate commercial encroachment which will
also help confine the market for commercial to the CBD.

{e) Lafayetts Straet Mall

Designate Lafayette Street a mall and improve Lafayette
Park as steps toward encouraging infill development of hous-
ing and smaller hotels. Integral parts of this tactic are: the
creation of a Detoxification and Rehabilitation Center for
Skid Row; and the development of parking garages as part
of the residential development.
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(f}  Historic Districts

Rehabilitate the CBD and Lafayette Square Historic Districts
using funds from the Special CBD (Tax) District. The new
environment on Poydras Street and multi-purpose centers

on the Riverfront will help make this economically feasible.
Infill the districts with appropriate new development.

() New High Rise Residential
Capitalize-on the Lafayette Park and Mall development to

extend new high rise residential development along St. Charles

Street toward the Lower Garden District.

{h} Major New Residential

Capitalize on (g) above and on the new Riverfront Boule-
vard and Riverfront development to initiate a new-town-in-
town major residential community mixed with the best of
the warehaousing and manufacturing.
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The Best Of The
Past As Prologue

To The Future

This is a truism that happens to apply especially to the
Central Area of New Qrleans! The planning method applied
to the CBD begins by paying attention to the past and pre-
sent, and continues with a reasonably accurate prediction of
what is likely to happen, an evaluation of how New Orleans
likes it, a determination of what the City really wants and
how it can get what it wants and the strategy and tactics of

. managing change.

New Orleans is a city of vitality and contrasts, of an historic
heritage appreciated all the more for its juxtaposition with
vital commercial growth, of gracious homes and private
lives combined with generous hospitality towards visitors,
of international character mixed with a good measure of
provincialism. It is a city of diversity, combining all the
necessary ingradients of modern urban life with a warmth
and charm rarely found in large metropolitan centers. .

New Orieans is part of the congeries of world-renowned
places. Like ather members of the metropatitan aristocracy,
New Orleans got that way by developing its own traditions,
its uniqueness, its personality. To all the facilities that other
cities have, it adds its own character which sets it apart.

Its most-alike rival is San Francisco in the sense that each

is unique and great.

One of the most perceptible expressions of New Orleans’
character is its physical environment, New Orleans’ inti-
mate scale, its easily distinguishable districts and landmarks
{new as well as old) make its spe-
cial among American cities.

New Orleans Central Area is com-
posed of a mosaic of relatively

city, each invaluable to New Orleans’ overall character, but
separated.

The City is compact because of the high cost of reclaiming
marsh and swamp on which most of it is built. The near-in
residential neighborhoods of the Lower Garden District
(up-river) and Faubourg Treme and Faubourg Marigny (down-
river) have strong reciprocal relationships with the C8D and
the Vieux Carre,

Preserving and enhancing the best of present and past New
Orleans’ special character will be seen to be a driving force
behind the goals and programs latar proposed.

Functional ‘Areas
Of The CBD

The CBD is currently divided into a number of functional
areas, interrelated, yet distinct.

AREA 1 includes three sub-areas: {1A) the Concentrated
Old CBD Core; (18) the Canal Street Retail Center; and
{1C) the area of old structures on the River side of the Core
occupied by typical CBD service and low rent-paying activi-
ties. This latter is typically a CBD “frame” or supporting
area as opposed to “core” areas.

AREA 2 is the emerging Poydras/Riverfront Area. I1s
sub-areas are Loyola-Rampart (Superdome)} Area, Poydras
Street, and the Riverfront.

AREA 3 is the North Canal Street sub-area, distinct from
Canal Street retail and more func-
tionally related to Claiborne Street
and to Canal Street’s character as

small, concentrated areas de-

vated aimost totally to certain

uses. The Vieux Carre, the River-
front, Canal Strest and the es-

strip-commercial toward Lake Pond-
chartrain.

AREA 4 is the HEAL (Medical
complex) and City Government
complex. It is not subject to the

tablished commercial Core, the
emerging office spine along Poy-
dras, the Superdome, the Civic
Center and the HEAL complex
are like small cities-within-the-

GARDEN DISTRICT
APARTMENT-ROWHOUSE

later analysis of susceptibility-to-
change and probability-of-growth
because market factors are so total-
ly overridden by public and politicai
considerations. Announced public

11
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plans are the basis for prediction of the future.

AREA 5 is the Superdome and Federal complex. it has the
same limitations on predictability of the future as Area 4,
but the impact of the Superdome is.very finite, immediate
and positive.

AREA 6 is a composite, with four sub-areas. The first is
the St. Charles Street Corridor and an extension Uptown of
the Poydras development. This sub-area (6A) has no internal
identity today, but will emerge as a consequence af the Poy-
dras Street development. The next sub-area (68) is between
Carondelet Street and Rampart. Cur-
rently an area of indeterminate sta-
tus and future, it will emerge as an
area of great potential, Sub-area (6C)
on the Riverfront is owned by the
City. Its immediate future is for an
interim use, but in the longer run,

it is an extension of, and depends on
the success of the Poydras/Riverfront
Corridor (2A). Sub-area (6D) is in the
short run committed to industry

and warehouse activity as a policy
given {see Infra on Goals). The via- o fla &
bility in the long run of this sub- wsam——1 !
area is somewhat in question and its
jong-run potential is great and

varied. CREOLE TOWNHOUSE

12

Present Space
And Activities

The results of the space-use inventory carried out as part

of the GMP are illustrated in the accormpanying chart, Of-
fice space dominates the inventory, and represents about
82% of all office space in the Region. Canal Street retail is
the second most evident concentration of commercial ac-
tivity, with government offices being the third. A wide range
of miscellaneous commercial is scattered throughout the
CBD Core and frame, and wholesale, manufacturing and
distribution activities occupy the area near the River and
the Pontchartrain Expressway.
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- Suscepitibility-to-

Change Analysis

The “Susceptibility-to-Change Analysis” method classifies a

building in terms of the likelihood or desirability of its per-

manance. The anaiytic method is an approximation of prop-

erty appraisal procedures, that assume a new, large, modern

building is more resistant to change than an old, smali ob-
salete building.

All buildings were considered indi-

vidually. Their respective locations
- and the fact that they are in various
zoning classifications and have vari-
ous present market potentials were
considered in a general way.

Numerous physical characteristics
were compiled for each building in
the CBD and coded on computer
cards. The different characteristics
were weighted and then printed out
in summation for individual build-
ings. Building size {a combination of
stories and gross square footage per
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COMPUTER PRINT-OUT SAMPLE

floor) was chosen as the Primary Characteristic a structure Combinations of a structure’s height and size and the above
exhibits. Other considerations remaining equal, tall, large listed Secondary Characteristics (age, maintenance, visual,
buildings are less likely to change than low, small buildings fireproofness, elevators) were then compiled bw a computer
and therefore have a longer life expectancy. program for each building to rate the structure’s relative per-
. manence.
The following Secondary Characteristics also were compiled
by an extensive field survey during the first months of the Structures which ranked high in all were classified as Least
Study, to further “score” individual structures: Susceptible to Change, structures which ranked low as Most
- Building Age Susceptible to Change; those in between are indicated as
— Maintenance Middle Range. These classifications, of course, give an indica-
- Visual Characteristics tion of CBD structures’ relative life spans, if all other factors
— Fireproof Characteristics remain equal.
~ Elevators

14
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COMPUTER PRINT-OUT KEY

{Height—No. Floors)

Policy Givens

The above analysis deals only with market forces, on the
basis of “all other things being equal”. “Policy Givens” are
those structures whose retention is an important goal. They
are in four classes:

(1) Historic buildings identified either as intrinsically
important to a street or area as creating character or a
“tout ensemble”;

{2}  Architecturally significant buildings, e.g., unusual ex-
amples of a period, or important visual focal points;

(3)  All residential structures, important because of the
goal of more people living as well as working in the Central
Area and because of the need for neighborhood preserva-
tien; and

(4)  Functionally significant buildings that have large em-
ployment or key activities in them,

NEW ORLEANS CENTRAL AREA OFFICE BUILDING SIZE AND AGE

Source: Office Leasing Guide
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Maitrix For Action

,sis of building and functional characteristics, and
_ected life, plus the policy givens, reveals a “matrix
-n" by defining areas of potential investment oppor-

It should be noted again that investor interest and
/ does not necessarily pay attention to the relative
aess” or "saftness” illustrated by the above classification.

stors often see it to their benefit to tear down a large,
ven new building because of the economic potential of
i site for an even “higher and better” use. Parking lots
. .very good locations often win out as producing the high-
it net rate of return on investment (although this usually
5 @ short-term or temporary situation).

A final word on “long, middle and short range”. How long?
How middie? How short? If the rate of growth bears out
to be close to or greater than that which we have forecast,
and new investment is largely channeled, major portions of
the CBD will be in the process of rebuilding by 1985, or
even before. Subject to public policy decision, some struc-
tures classed as “middle range” will begin to be removed;
and, by implication, the definition of “middle range” is the
next fifteen years. It may be well t0 point out that classify-
ing a building is a matter of judgment and many of the judg-
ments were claose and somewhat subjective.
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The Probab

Growtn Mode

Three Heroic Acts
And A Trauma

After considering the susceptibility-of-change of structures
and activities (based on current market factors) problems and
opportunities, and goals, the analytical method next deter-
mines what is likely to happen in a category of probabilities
described below.

However, three “heroic” acts and one “trauma” have served
to set in motion consequences of far-reaching “city-building”
significance. These acts were:

(1)  The widening and rabuilding of Poydras Street as a
boulevard from Claiborne Street to the River, comparable to
Baron Hausman's reconstruction of Paris.

MPALLENSSS e O

AT 0

ty .
1 {(PGM)

(2) The davelopment of the International Trade Mart and
Rivergate at the intersection of Poydras and Canal Streets and
the River, a civic venture that opened the Riverfront to its
dynamic potential. (1968-70)

(3} Tha construction of the Superdome (%o open 1975)
brought the business, civic and potitical communities together
in a new leadership experience, It aiso sets up dynamic loca-
tional tension at the Lakeside end of Poydras Street.

{4) The traumatic experience was the defeat of the River-
front Expressway, a public works project which would have
had @ major negative impact not only an the Vieux Carre, hut
also on the whole Riverfront potentiai of the CBO. It, along
with the defeat of tax district legislation, helped establish a
climate favorable to initiating the GMP. These four acts helped
set the stage for the great investment thrust now underway.

L) A WY TR s W RO/
WA 2 D i giDuDEQL_'t_!L_JLuLJL;V
Wl L)

]
I
L

7

)

[ IC

|

2 ==J l__..

=
9>
X

A
&\%

) g@

A
...:9“//" \ .
22000 W
A

e

\
X
\\{ )



THE PROBABILITY OF CURRENT PLANS AND PROJECTS

Current plans and projects are classified in three levels of probability or certainty:

Probability |: Under construction or firmiy committed.

1.1
1.2
1.3
1.4

1.5

1.7

1.8

1.9
1.10

111
1.12

1.13

1.14
1.18
1.16
1.17
1.18

1.18
1.20
1.21

1.22
1.23

1.24
1.25
1.26
1.27
1.28
1.28

1.30

Superdoma (stadium & parking) Parking: 5000 spaces

T. Hale Boggs Office Bldg. &
& Courthouse

Southern Savings & Loan Bldg.

Elk Place Medical Plaza

Intarnational River Center
(Phase I)

Regency Hyatt Hotel

The Grand St. Charles Hotel

Canal Place (Phase 1)

French Markat Complex

Louis Armstrong Park
{Phase |, incl. parking)

Treme Community Center

Braniff Placa {Renovation of -
Jung Hotet)

Spanish Plaza (At International
Trade Mart Area} -

1-10 Recreation Area

Mini Park, 311 Bourbon
Poydras Street Beautification
Rampart Strest Reconstruction

River Bouievard along South
Front (Phasa )

Girod Street Improvements
City Hall Plaza Improvements

Restaration of Upper
Pontaiba Building

Jackson Square Improvements

Fairmount-Rcoseveit Hotel
Expansion

Maison Dupuy (Vieux Carre)
Tulane University Hospital
Noro Plaza

HEAL Parking Garage

Park and Paddie

Eye, Ear, Nose & Throat
Hospital Addition

U.S. Mint Restoration

* Exact figures not known.

Employeas*®

Offica: 217,600 sq.ft.
Employees: 1088 (est)
Office: 48,000 sq.ft.
Employees: 240 (est)
Qffice: 112,000 sq.ft.
Parking: 350 (est)
Employees: 560(est)
Residential: 150 condominiums
Hotel: 1200 rooms
Retail: 120,000 sa.ft.
Pass. Term.: 25,000 sa.ft.
Parking: 800 spaces
Employees: 650
Hotel: 1250 rooms
Retail: 50,000 sq.ft.
Parking: 1000 spaces -
Employees: 600
Hotel: 800 rooms
Retail*

Employees: 400 (est}.
Hotel: 500 rooms
Office: 750,000 sq.ft.
Retail: 125,000 sq.ft.
Parking: 1650
Employees*

Retail & Rast.: 54,231 sq.ft.
Parking: 1500 spaces

Meeting Rms: 30,000 sq.ft.
Retail: 25,000 Sq.Ft.
Hotel: 250 rooms

Qffica: 105,000 sq.ft. (est)
Parking”®

Probability !1: Proposed and planned with a good chanca of
being financed or budgeted, but not yet designed in detail.

2.1

22

2.3

24

25
28

27

28
29

210
AR
212

213
214
215
216
2.17

Probability 111: Proposed but not committed with some doubt
as to whether the project will be realized as proposed, if at ail.

3.1

3.2
3.3

34
3.5

3.8
3.7

International River Center
(Phases H and [11)

Regency Hyatt Devsiopment

Canal Placa

(Phasas | and {11)

Jack Huddleston Development
(Iberviile and Roval)

HEAL Projects (remainder of
Phase |, plus Phases {1 and {l1)

Washington Artiilery Park &
Moon Walk

Pan American Life Center

Claiborne Avenue-{-10 improve-
ment Project

Howard Avenue Boulevard {from
South Front to Lea Circle)

Park and Ride
Union Street Extension

Offica Tower (National Amer-
ican Bank Building Site)

Rampart-Basin St. Connection
Piazza D’ltalia

Louis Armstrong Park {Phasa 11}
Howard Johnson's Mote! Expan.
New Mississippi River Bridge
Crossing

Superdome Phase ti (Exhibit

Office: 1,500,000 sa.ft.
Residential: 860 units
Retail: 160,000 sq.ft.
Parking*®

Empioyees: 1060
Office: 2,000,000 sq.ft.

Residential: 500-700 units

Parking: 1500 spaces
Employees: 11,000
Office: 1,183000 sa.ft.
Hotet: 250 rooms
Residential: 811 units
Parking: 3081 spaces
Hotal: 600-1000 rooms
Retaii*

Parking®

Office: 750,000 sq.ft.
Hotel: 350 recoms
Parking: 650 spaces
Employees: 3500

Office: 56 stories
Retail®
Parking®

Hotel: 210 rooms

space and subsidiary development)

Peripheral parking

Development of City-owned
River property

Usa of Rivergate Tunnel
Louis Armstrong Park
(Phase 111 parking structure)
Lafayette Malil

River Boulevard in front of
Vieux Carre

Parking: 2000-3000 spaces



The Probability
Of Change

A key feature of the GMP, the Probability Growth Model
Procedure provides a picture of the likely future sufficiently
accurate to enable evaluation of its impact, determination
of what we want to do about it, and how to achieve our
goals thereby. It is a conceptual model in which four steps
are involved:

(1}  determining the susceptibi lity-to-change by market
forces of all-current structures;

(2}  specifying those structures and functions that policy
{goals) indicates should continue into the indefinite future:
(3) arraying in three levels of probability public and pri-

vate projects and plans, and superimposing these on (1) and (2);

{4)  evaluating their consequenices compared 10 current
problems, goals for growth and continuity with the past.

The results of this procedure served as the basis for the

next steps of planning for growth management: the deter-
mination of alternate courses of action to influence the likely
future toward goals; selection of the best combination of
actions; and the preparation of implemantation programs.

The PGM Procedure records the known projects and plans,
and must be constantly revised as history unfolds. Probabili-

ty | projects may be delayed or even be abandoned (an ex-
ample is Pan Am). Probability |1 and |1 projects may move
up eartier than expected (an example being the Roussel Devel-
apment of the St. Charles Hotel site). New projects will un-
aoubtedly be planned and shoulder their way on stream, Part
of GMP administration is to constantly update this informa-
tion so that evaluation can be a continuing process.
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Forecasis, Trends
And Imponderables

Five categories of activities were analyzed in terms of re-
gional growth and Central Area attraction potential; private
commercial office space; special purpose private and public
office space; hotel-motel accommodations; retail trade and
service space; and market rate (unsubsidized) residential
development. The forecasts of the potentiat are made to
1990, and may of course be high or iow based on the ac-
curacy of key assumptions.

Table 1: Space Requirements for Major Land Usa
New Orieans Cantral Area Growth Management Study

Land Use Category ____No. of Sq.Ft./Units/Rooms by 1990

Private Commercial Office Spage )
Gross 9.4 million n.s.f.
Net of Proposed Projects

and Vacancies 4.4 million n.s.f.

Sbecial Purpose Private and Public

Office Space 1.8-2.2 million n.s.f.
Transient Accommodations
Gross 9,800 Rooms

2,440 Rooms
570,000 n.s.f.
1,700-2,500 Units

Net of Proposed Projects
Retail Trade and Service Space
Market Rate Residential Units
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Central Area
Office Outlook

PRESENT SITUATION

Current conditions in the Central Area office market may be
characterized as follows:
.= After 36 months of intensive construction activity

totaling 2.6 million square feet of space, Central
Area markets are oversupplied; the condition re-
flected by a 16 percent vacancy rate in the Fall of
1873 continuing into 1974. Expressed in other terms
there is an estimated 680,000 sguare feet of vacant
space in contemporary buildings (those completed
since 1960), a space envelope equivalent to a 16-18
manth supply in terms of indicated demand { in
addition to vacant space in outlying areas such as
Causeway Boulevard).

Wisely, New Orleans office developers are not com-
mitting to additional speculative construction in any
significant quantity and are instead seeking major
commitments from prime tenants within the metro-
politan area as well as on a national basis for moving
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— Office development within the metropolitan area
has been uniquely centralized with over eight of
every ten square feet of new space constructed in
the last ten years occurring at Centrai Area loca-
tions.

OUTLOOK TO 1990

Demand for new office space of all types in the metropolitan
area will total over 19 million square feet in a 20 year period
1970-1990. Of the total, 59 percent ar 11.4 miilion square
feet will probably be accommodated in the Central Area,

Table 2

Type of Space Metropolitan Area Central Area

Private Commercial

Dffice 9.9 M s.f, 9.4 M s.f.*
Al other Office Uses —
Private & Public 9.4 M s.f. 2.0 M s.f,
. Total 19.3 M s.f. 11.4 M s.f.

*Includes Central Area replacement and expansion needs at
1.3 million square feet. 600,000 sguare feet of unmet demand
from the 196Q’s is included.

Against the 20 year outlook of 11.4 million sguare feet in
the Central Area, 2.6 million square feet is built or is under
construction. Commitments for this space, both firm and
tentative, amount to .9 million and 3.5 million square feet
respectively.

If ali proposed space, firm and tentative, were put in place
before 1990, “excess” requirements would total 2.4 million
and 2.0 million square feet of private commercial and spe-
cial purpose space respectively.

SHORT TERM OUTLOOK

Firm commitments are in hand to develop 900,000 square
feet of new space in the Central Area before 1980, With this
space developed on schedule, a better balance between sup-
ply and demand will be reached by year 1984, when 1.4
million square fest of additional demand would be avail-
able to support projects now tentatively committed or alter-
native office development programs yet to be formulated.

- Concerning “tentative” office proposals, it is our
understanding that neither Poydras Plaza nor Inter-
national River Center which between them account
for the bulk of these commitments have plans to
incorporate office components in their first phases
of development. |t is unlikely, therefore that the
stated office space proposed in connection with
these developments would come on prior to 1878.

— Implications of this outlook are that the office com-
ponents of these two major projects may be accel-
erated to fully satisfy demand projected to 1980.
Alternatively, if office development is deferred to
the post 1980 period approximately 1.3 million
square feet of new private office space would need
to be accommaodated at other locations by 1980.
Assuming that the whole 3.5 million square feet repre-
sented by these two major projects were developed
in the post-1980 period, the Central Area would
need to accommadate an additional 1.0 million
feet during the same 10 year period.

- Further, 2 million square feet of special purpose
private as well as public space would need to be
accommodated in the Central Area during the
forecast period.

KEY ASSUMPTIONS UNDERLYING CENTRAL
AREA OFFICE OUTLOOK

The Central Area will continue to dominate metropolitan
commercial markets although its relative share of activity
will dectine from 83 percent presently to approximately 70
percent by 1980Q. This expectation is in line with short term
proposals known to exist for suburban locations and recog-
nizes an orderly process of decentralization responsa to
growing needs at suburban locations for conveniently located
"population-serving” office space.

That New Orleans is becoming a regional commercial center
and that office using employment will account for a relatively
larger share of total employment aver the forecast period

is likely.

Private office jobs within the Central Area are likely to in-
crease at approximately 2,000 per year with the result that
there will be 34,000 more Central Area office workers by
1990 than are employed today.
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Hotel-Motel Qutlocok
PRESENT SITUATION ’

There currently is a slight undersupply of hotel accommo-
dations in the Central Area on the order of 200 rocms.
— Current inventory of hotel raoms: 8,600 rooms
— Estimated demand for hotel rooms assuming a
72 percent annual occupancy rate: 8,800 rooms

CENTRAL AREA QUTLOOK TO 1990

Present inventory will need to more than double by 1990
to accommodate the expanding requirements for accommo-
dation of transients in the Central Area and to replace losses
from the present inventory (estimated to be 400 rooms).

Against this requirement of 9,200 new rooms over a 17
year period, firm proposals are now in hand for 3,300 rooms

represented by five projects, all to be completsd by 1978-79.

Further, another 4,100 rooms have been tentatively an-
nounced although lacation, characteristics, and timetables
for develcpment of these projects are not currently avail-
able, \

SHORT TERM OUTLOOK: 1974-80

Demand for new rooms will increase over the next seven
years by some 3,5C0. In addition repiacement needs and the
current undersupply will create a requirement for 800 more
rooms to reach balance conditions between supply and de-
mand by 1980. We are assuming the five projects referred

to above would be completed during this periad.

“Excess” demand, defined here as numbers of rooms re-
quired above firmly proposed additions to the supply, will
occur then during the late 1970's and will total 600 rooms.

LONG TERM QUTLOOK: 1980-90

During the 1980’s, an additional 5,700 rooms will be re-
quired at Central Area locations — 1,600 more than the
4,100 rooms tentatively proposed for development during
this period.

KEY TRENDS AND ASSUMPTIONS SUPPORT-
ING THE CENTRAL AREA OQUTLOOK FOR
HOTEL SPACE

Three principal factors will affect the need for additional
hotel accommodations in the New Orleans Area: steady in-
creases in leisure time which will expand tourist visitations,
relative and absolute increases in numbers of conventions
and, with the completion of the Superdome, the ability of
New Orieans to compete more effectively with other cities
in capturing an increasing share of convention activity. Con-
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vention attendance is the critical index for future hotal
growth,

Convention attendance, now 281,000 delegates annually,
will expand at an average rate of 7.8 percent annually over
the forecast period resulting in an annual rate of convention
attendance in 1990 of approximately 1,000,000 delegates.

This sustained performance is approximately 10 percent
higher than the rate of canvention attendance gains experi-
enced in New Orleans during the period 1965-72,

Further, the forecast assumes significant impact of the Super-
dome in that we estimate convention attendance wil! in-
crease by 50 percent within 5 years following the opening

of the Superdome,

The average length of stay of a visitor to New Orleans will

_remain stable over the forecast period. Thus, a convention

delegate will be in the City an average of 3.5 days, a tourist
3.4 days, and a business traveler 2 days.

Finally, the outlook for the Central Area presumes that all
hotel properties will achieve an annual occupancy rate of
72 percent, a conservatively high operating standard.

Central Ares
Retail Outlook

PRESENT SITUATION

Retail trade and service activity in the Central Area are
characterized as follows:
= Existing retail establishments, representing an
estimated 6 million square feet of store space, con-
tinue to register a strong performance, attracting
sales potentials of both permanent residents as well
as visitors and averaging sales productivity of $55
per square foot of store space.,

— While Central Area store saies have declined as 3
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relative share of total metropolitan New Orleans
retail trade and service activity, absolute dollar
volume of sales has remained stable to slightly up-
ward since 1963.

.- Key to this generatly healthy condition is the ag-
gressive and imaginative merchandising techniques
of major Central Area merchants who have spent an
estimated 8-10 million dollars in the last ten years
modernizing and refurbishing key department
store units, In this process a competitive position
has been maintained and at the same time special-
ized seiling space has been created designed to ap-
peal directly to retail expenditures of visitors to
the City.

QUTLOOK TO 1990

A total of 500,000 to 600,000 square feet of new retail

" space can be supported within the Central Area during the
next 17 years. Of particular importance in our view is the
creation of “linkages” between the existing retail core and
areas where major new concentrations of office and hote!
space are or will be created.

Sources of retail space requirements.in 1973-199Q are:

— New Qffice Development will generate a daytime
expenditure by employees of $25.5 million per
vear by 1980 with a new space requirament of:
240,000 square feet;

— Gains in Tourists and Convention Delegates will
generate 3355 million by 1990 with Central Area
Retail Trade and Service Expenditures at $70
million for a new space requirement of:
185,000 square feet;

— New Residential Development of 1,500-2,800 units
will result in the following:

Tabla 3:

Summary Retail Qutiook

Convenience Goods Expenditures $6-310 million
"Shoppers Goods"” Expenditures $5-8 6 million

New Convenience Retail Space Re-
quirements will be:
New "Shoppers Goods” Space

80,000 sq.ft. and

Requirements: 65,000 sq.ft.
For a Total of: 145,000 sq.ft.
New Qffice Development
(See above) 240,000 sq.ft
Tourist & Convention Space
Requirements {See above) 185,000 sq.ft.
Total Centrai Area Spaca Re-
570,000 sq.ft.

quiraments from all Sources:
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KEY ASSUMPTIONS UNDERLYING CENTRAL
AREA RETAIL OUTLOOK

Retail expenditures relative to new office construction have
been estimated on the basis of $3.00 annuaily per square
foot of office space. Sales in this magnitude would be equi-
valent to approximately $6C0 per year per employee or an
average of $2.40 per working day.

it is estimated that Central Area stores could capture 80
percent of total potentials represented by additions to the
Cantral Area office work force which will reach 15.6 mil-
lion dollars annually in 1990, At a sales productivity ratio
of $886 per square foot, these scales would support 185,000
square feet of new store space.

With regard to residential development, a median househoid
income of $20,000 has been assumed which would generate
$14.5 million of retail sales annually. These expenditures
would be a mix of “shoppers’ goods” and convenience trade
and service items. At an average productivity rate of $80 per
square foot, capture of 80 percent of these expenditures by
the Central Area stores will support an additional 145,000
square fest,
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Visitor expenditures will increase Dy an estimated 3474
million. The gain represents expenditures of ail Types while
in the City.

We judge the Central Area will capture 75 percent of this
total and of this amount 20 percent is forecast to be spent
on retail trade and service items. Specifically exciuded from
the 20 percent are all expenditures in hotels, hotel dining
rooms and retail arcades and the like.

The resulting $15 million gain in annual retail expenditures
by visitors in the Central Area would support 185,000 square
fest of new store space,

Trends From 1990
To The Year 2000

Techniques for economic forecasting of potential space and
activity at this detail are reasonably reliable for 10 to 15
years into the future. Even then it must be remembered the
results are potentials, and can be affected dramatically up-
ward or downward oy unpredictable events. Major national
headquarters may come-to New Orleans and the City “take-
off" like Dallas or San Francisco if the environment is
“right”. On the other hand the current growth of office
space may slow if a number of factors discourage investors
and business establishments.

PROMCTED SPACK, CINTRAL ARTA CONE « 1974/ To08
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Nonetheless, life will not stop, January 1, 1990, only
fifteen or so vears away.

The Community Improvement Plan and Program that follow
are for a 25 year pericd, and it seems reasonable for purposes
of zoning and the other elements of the Program to continue
that trend to the year 2000 at a rate consistent with national
forecasts.

The accompanying chart shows the office, hotel and retail
space for the Central Area based on the assumption above,

PROBABLE CHANGE RELATED TO THE
MARKET

The first evaluation of the change developed by the Prob-
ability Growth Model shows that all of Probability | and
Il will be absorbed by the market by about 1990. Of
course, other projects not yet announced may well com-
pete, but this will just slow the Prabability |1 category.
Much of Probability | and i1 are so well located that i
they are well developed they should have little trouble
capturing their required market,

The least weil located Probability 11 project is the office
space related to the Superdome and this part of the pro-
ject should probably be modified as shown later.,

CITY EDGES SKETCH: MIXED DEVELOPMENT PATTERN

This diagram is ona of three that describe a rangs of concsivable

davelopment patterns as outlined by the City Edges Project, a

study by the School of Architecture, Tulane University, Of the

greces. N:’;i’ one most ciosely parallels the future as envisioned by
L] .
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Problem And
Opportunity Definition

Current problems of the C8D and Central Area have an

effect on the success of the projects outlined above. Prob-
lems were summarized and diagnosed through previous plan-
ning studies, persanal interviews, and field research by the
consultants. A weighting of these problems was prepared.

[n order to introduce the dynamics of change into problem
definition, however, the Probability Growth Model was
utilized as it enables an evaluation of how anticipated changes
will exacerbate or reduce current problems, or create new
problems of its own.

Each level of probability' was presumed a completed phase
and then analyzed as to:

{1} How each phase compared with space-use projections
and economic forecasts;

{2) How elements, particularty public inputs like the
Superdome and possibie expressways or boulevards, affect
the investment possibilities for succeeding phases and pre-
sent property; and '

{3} How the resuiting development pattern achieves, is
compatible or conflicts with, design and social goals for
the CBD, the Central Area, the City and the Region.

Based upon the Probabiiity Growth Maodel procedure and
an analysis of its most likely impact, problems and oppor-
tunity areas were then defined, and the effect of planned
change on problems svaluated.

Current CBD (Core
And Frame) Problems

Current problems are shown by sub-area detail on tha ac-
companying chart. They are classified in six categories:
ecological, visuai environmant, property, movement, sociai
and governmental. The ranking of a probiem as major or
moderate is a judgment based on number of people affected
and relative difficulty of amelioration.

ECOLOGICAL CONSIDERATIONS

The form of the New Orleans Region has been dramatically
affected by the regional ecology. The primary factor, of
course, is that except for the few natural levess, all devel-
opment has occurred on wetlands. The drainage and pump-
ing which is required to control the water table has con-
strained the Region's area and a relatively compact develop-
ment pattern-has resuited.
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Climate

Tne New Orleans climate is sub-tropical, having mild winters
and nhot, humid summers. During the summer months, pre-
vailing southerly winds produce conditions that result in fre-
Quent afternoon thundershowers. in the colder seasons, the
area is subjected to frontal movements which produce squalls
and sudden, brief temperature drops. River fogs are pravel-
ent in the winter and spring when the temperaturs of the
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River is somewhat colder than the air. The range of tempera-
ture fluctuation is moderate with average summer temperature
81.39F; the winter average is 56.19F.

Foundation Conditions and Urban Form

For the Central Area, the critical issues are the structural
difficulties of building on wetlands. The thick peat deposits
and the great depth to the Pleistocene Terrace require al-
most all new development to be built on piles, for high-rise
typically 175" long, for low construction on “sticks”. This
attached a severe penalty cost t0 new construction of low
rise buildings. For high rise buildings the penalties are less
severe since, pile construction is required in any case; how-
ever, the length of the piles is a factor in the CBD.

Flooding and Surface Drainage

Although New QOrleans has never been flooded from the
River, the possibility of flooding of the CBD is a real one
with the Mississippi River crest often not far from the top

of the levee.

Regarding normal and flash flood storm water runcff, the
Iberviile Drainage District has inadequate capacity and is a
severe constraint for large area development. Four million
dollars in improvements are required. In the remainder of the
Central Area drainage is not good, but not a criticai problem.
In the interim period before drainage improvements are
made, each large scale project must meet its particular prob-
lems. The Superdome and International River Center are
providing storage tanks to relieve the drainage system during
heavy rainfall.
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Noise and Air Pollution

The elevated Pontchartrain Expressway on the uptown side
of the CBD, and elevated |-90 and Claiborne Avenue on the
Lakeside are major sources of noise and air polfution. The
Mississippi River Bridge is effectively at peak capacity all
day and its approaches are reported to be impacted by air
pollution. The Upper Canal Street—HEAL~Superdome areas
are most affected.

Decatur Street and Canal Street are impacted by noise of
trucks and traffic and vehicular emissions.

VISUAL ENVIRONMENT -

Under problems of the visual environment are included
visual barriers and unsightly areas such as the elevated ex-
pressways bounding the CBD and the electric high-voltage
transmission line along the River and the proliferation of
surface parking, Chaotic building arrangements are particu-
larly noticeable at HEAL,; sign clutter and bad street furni-
ture predominate on Canal Street.

Surface parking lots are the only non-development economic
use for vacant fand. Parking offers land owners a high net
return on their investment in the shart range {while the land
is held for speculative purposes or for eventual development).
Surface parking is a severe environmental problem eroding
the character of much of the Central Area and making streets
appear dasolate, particularly at night.
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SECTION ALONG POYDRAS STREET (LOOKING DOWNRIVER) :

Buildings with the tonal pattern are present in 1974. The dark tone indicates buildings fronting on Poydras
Street. The buildings outlined without tone are projected for the Year 2000.



The areas most significantly affected now include:
—~ the blocks from Baronne to Loyola, Poydras Street
to the Pontchartrain Expressway;
- the blocks around the new Federa! Building;
— the block across Tchoupitouias from Rivergate.

The climatic characteristics produce distinct needs for ped-
estrian environment in the Centrai Area. The following
are critical concerns:
~ How to protect from intense summer heat while
allowing winter exposure ta the sun and the mild
winter climate,
-~ How to reduce the impact of high humidity for
pedestrians.
~ How to provide protection from summer thunder-
showers,
— How to maximize the benefit of summer breezes
while providing protection from winter wihd.

Unrealized visual opportunities refer most specifically to the

views of the River that have been cut off by marginal pier
development with no pedestrian access.

PROPERTY PROBLEMS

" Property problems are summarized at a surface level only

as they affect the general public.

NG StiLDING

Structure Obsolescence, Deterioration and Vacancy
The susceptibility-to-change analysis is a reasonably reiiable
process to sieve out thase structures that have significant
obsolescence and deterioration. Obsolescence and deteriora-
tion are widespread, particularly in the CBD Historic Core.

High vacancy above ground floars is another indication of
obsolescence. Exterior surveys indicate a significant vacancy
in the CBD Historic Core. Some vacancy exists (16%) in the
Office Core and Uptown St. Charles and Baronne Street
areas, s

Demalition of Historic, Architecturally Significant
and Other Existing Buildings

Speculation, development pressure and demand for parking
result in demolition which removes properties from the tax
roles, destroys the scale and character of the Central Area °
with vacant land and parking lots disrupting the continuity
between major buildings.

important historic buildings which give New Qrleans its
unigue environmental character are lost. New Qrieans’
tourist economy is heavily dependent on the Central Area’s
historic tradition, both in and outside the Vieux Carre,

The variety of Central Area functions is reduced. Every de-
molished building reduces the opportunity for functions
that cannot or will not pay higher rents in new structures.

LOYOLA AVE.
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Pressure for demolition will continue with the opening of
the Superdome and the new Federal Building. Pan American
Life Center, international River Center, Poydras Plaza and
Canal Place will also increase demolitions.

The areas currently under greatest pressure are:

— the blocks across Camp Street from the planned
Pan Am Life Center;

— the blocks immediately above the International
River Center and immediately below the new Fed-
eral Building;

— the blocks across Loyola Avenue and Poydras
Street from the Superdome;

— the blocks between Perdido and Girod Street along
the Poydras growth corridor.

Character of Area Threatened

The Canal-1berville Corridor is extremely attractive to new
development since it borders on the Vieux Carre. It hasan
allowable FAR of 20 under current zoning. However, since
land costs are high ($100+ per square foat), development
must be at a high intensity. Except at the Mississippi River
frontage, large, high-rise development will overpower the
scale and character of Canal Street and the Vieux Carre.
Traffic capacity constraints due to existing, overloaded
streets and the negative impact of the automobile on the
Vieux Carre also indicate the need to restrict new develop-
ment.
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MOVEMENT PROBLEMS

Sub-area movement problems are shown on the accompany-
ing maps with areas of under capacity at peak hour con-
centrated at the Uptown and Lakeside entrancss to. the C8D.
Internal congestion is greatest in the CBD Office Core, with
some congestion along Canal Street. Decatur Street is heavily
used by trucks and is at capacity with through traffic con-
flicting with local.

Pedestrian movement problems include poor linkage of
Canal Street retail with the emerging Poydras/Riverfront
Corridor, the Superdome and the Riverfront development.

SCCIAL PROBLEMS AND CONFLICT

Skid Row

These problems inciude Skid Row in the Uptown St. Charles
Area which also impacts Mid-Poydras, Lafayette Square and
the CBD Historic Districts. Panhandling is a social problem
in the tourist areas along Canal Street. .

A Skid Row program must be implemented immediately to
treat and rehabilitate its inhabitants. New development and re-
habilitation are in plans Uptown. Skid Row is already moving
into the Garden District Area; this must te stopped, Skid

Row contained in its present location{and residents humanely
treatedunti! Skid Row disappears before major development
can begin.

TCHOUFITOULAS
50. FEVEHS

SECTION ALONG POYDRAS STREET (LOOKING DOWNRIVER)

Buildings with the tonal pattern are present in 1974, The dark tone indicates buildings fronting on Poydras
Street. The buildings outlined without tone are projected for the Year 2000.




Commercial Encroachment on Residential
Neighborhoods

The successful revitalization of the Vieux Carre is resulting
in expansion pressures on Faubourg Marigny and Faubourg
Treme.

New development should be strictly controlied in order to
preserve and contribute to the character of these residen-
tial areas.

INFLATED LAND VALUES

The CBD Historic Core and Poydras/Riverfront Corridor all
show evidence of infiated land values. Speculation, combined
with low property taxes that do not inhibit land-banking,
has driven expectations beyond overall market potential.

GOVERNMENTAL PROBLEMS

Inadequate Zoning Controls

Excessive permitted development intensity means that to

all intents and purposes there is no zoning control on bulk or
height. In the CBD-1 District the allowable Floor Area Ratio
{FAR) of 20, excluding parking, translates into an actual
built FAR of 27 when parking is included. in the C8D 2 and
3 Districts the permitted FAR’s of 15 and 10 become a3
much as 20 and 13 when parking is included.

(NTERNATIONAL
TRADE MART

30. FRONY
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This unrestricted zoning results in the market being ab-
sorbed by a few extremely large buildings, encourages
speculation and inflated land costs, and premature demo-
lition of useful buildings for site assembly.

Inadequate Parking Controls

New Orleans has no public parking authority or other mecha-
nism for controlling parking development, location, rates,

or management. Most cities have recognized parking as of
public concern as part of the movement system and in-
stituted contrals of varying kinds ranging from subsidies to
outright public ownership and operation.

Public Constraints on Development
The HEAL Area is a renewal project under the CIA.

~

- The Poydras Riverfront, City Riverfront and warehousing

areas have public constraints on development imposed by
the Dock Board, the Levee Board, the U.S. Corps of En-
gineers (lavee, pierhead and bultkhead lines), the Public
Utilities Commission (NOPSI and the electric substation),
the Public Belt and the Interstate Commerce Commission
{the railroads) to name the most important,

Inadequate Minority Opportunities

Members of minority groups have been restricted in much
employment to service jobs, with the exception of govern-
ment. The Office Core and Poydras/Riverfront Corridor
areas offer jobs which represent opportunities to minorities.
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Table 4: Estimated Acquisition Costs

Maior Subarea in Offica Retail Core Cost/Sq.Ft.
Canal Street Frontage $80 - $120
Poydras Street Frontage $80-3$ 80
Lafayette Street Frontage $15-8 28
Office Core Area between Canal & $40 -3 60
Poydras
Canal Street above North Rampart $40-$ 60
Loyola Avenue Frontage across $40-~3$ 30
from Superdome
Below Loyola $10-3 20
Area between Howard & Lafayette
(above Tchoupitoulas) $4-3 18
Area below Tchoupitoulas $4~-5 10

Inadequate Tax Paolicy

Present tax policy regarding real property encourages inef-
ficient use of land and reduces the great potential tax value
of the CBD to the City.

Inadequate Public Housekeeping

Lack of sidewalk maintenance, poor trash and garbage re-
moval and difficulties of rodent and other vermin control
are particularly characteristic of Canal Street and certain
sections of the warehousing and Uptown St. Charles Street
areas.

Inadequate Public Funds
Like all cities, New Orleans has many demands on its limited
funds. The lack of funds is particularly apparent where

public programs could and should deal with many of the
above problems.’

Potential Emerging
Major Problems-
Related To
Proposed Projects
AREA 1a: THE OFFICE CORE

Office Core expansion will put increasing pressure on the
street system that is already at or near capacity.

AREA 1b: CANAL STREET RETAIL

Proposed development will put heavy pressure on the street
system, and on the Vieux Carre. Pressure for demolition of
structures compatible with the scale of the Vieux Carre is
extreme.

AREA 1c: THE CBD HISTORIC CORE

Pressure for demolition created by speculation will grow.
The narrow streets are ill-adapted to take the traffic load
of potential development. :

AREA 2a: POYDRAS/RIVERFRONT CORRIDOR

Proposed development will create demands for parking and
street improvermnent. Unless properly planned, these develop-
ments will further increase pressure on the Historic Area,
AREA 2h: MID-POYDRAS CORRIDOR

Major potential emerging problem is disjointed development
without adequate amenities. This development may put
pressure on the relocation of Skid Row in random fashion.
AREA 2¢: RAMPART-LOYOLA CORRIDOR

This development is most easily accommodated in an area

already largely cleared. The only major potential problem is
coordination and good quality of urban design.

AREA 3: UPPER CANAL STREET

No particular major problems appear on the horizon.

AREA 4: HEAL — GOVERNMENT CENTER

This area is under government control and plans for its prob-
lems are underway.

Table 5: Comparative Site Acquisition Costs in
Selected Cities

Acguisition
City and Location Cost/Sq.F1.
New York: Lower Manhattan $200 - 3300
Midtown Manhattan $200
Atlanta:  Peachtree Center $200
Philadelphia: Near City Hall $120
Los Angeles: ARCO Towers $100
Office Core near ARCO $ 80
Boston:  Downtown $60-370
Miami: One Biscayne Tower and 3 60-3100

Dupont Plaza

Source: Time, October, 1973; and Wallace, McHarg, Roberts & Todd
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AREA 5: SUPERDOME AREA

Emerging problems are vehicular access and landscaping.
The area not occupied by the Superdome is either govern-
ment or railroad and lends itself to a variety of potential
uses.

AREA 6a: UPTOWN ST. CHARLES

With a middle-range potential for high-quality residential,
pressure will be for relocation of Skid Row as above, Traf-
fic generated by Poydras development may be a growing
probiem,

AREA 6b: UPTOWN BARONNE

Same as Area Ba.

AREA 6c: CITY RIVERFRONT

No emerging problems.

AREA 6d: WAREHOUSE AND MANUFACTURING

Encroachment on this area by developers seeking to up-grade
it may result in temporary tax loss and business relocation,

CBD Core And
Frame Opportunities
STRENGTHS OF THE CBD

The above problems have not inhibited New Orleans be-
coming a great city, but do affect its ability to compete with
San Francisco and others for corporate headquarters. The
CBDO Core and Frame has great strengths and potentials

for development.

POYDRAS STREET GROWTH CORRIDOR

Poydras Street offers the opportunity of a major new growth
corridor — a "new city within a city” that can attract and
channel new development to appropriate locations.

MISSISSIPP! RIVERFRONT DEVELOPMENT

The Mississippi Riverfront offers major opportunities for
new commercial and residential development. This can be
a major new growth area, increasing vitality and oppor-
tunity in the Central Area. The public projects now under-
way (Spanish Steps, Washington Actillery Park, French
Market) can be combined with planned projects (Inter-

national River Center, Canal Place and with future
potential projects (Jax Brewery Site, City property adjacent
to River Center, waterfront downtown of Esplanade Ave-
nue) to produce a linear new development which takes maxi-
mum advantage of the River's amenity. Of course, high de-
sign quality that complements the adjacent areas is essential,

PEDESTRIAN MOVEMENT AND AMENITY

New Orleans’ sub-tropical climate plus its heritage of his-
toric buildings provides an opportunity for a high quality,
heavily landscaped pedestrian environment that links new
developments together and to existing important areas, This
could become a primary framework provided by both the
public and private sectors to improve the Central Area’s over-
all environmental quality.

REHABILITATION OF EXISTING AREAS

The many historic and architecturally significant buildings
provide a major opportunity for economically retaining New
Orleans’ character, impraoving and maintaining environmental
quality and providing expanded opportunities for Cantral
Area’s investment and functions. There are five major re-
habilitation opportunity areas:

CBD Historic Core

Major historic buildings line many of the streets leading up-
town from Canal. These buildings comprising a “tout
ensemble” should be praserved and renovated. Since many
of these are large buildings, offices are the primary reuse
candidates.,

Julia Street Row Area

With Skid Row treatment, this area offers exceilent poten-
tial for reuse as residential, smail offices and retail. Renova-
tion in this area must be accompanied by selective infill
development that contributes to the historic character.

Warehouse Area Near the International River Canter
A number of warehouses in this area are suitable for reuse

as office, retail and service establishments (such as graphic
art centers and the like). Many of the streets have a unique
historic character; they could function well with Lafayette
Street as a pedestrian mall connecting International River
Center to Lafayette Square.

Canal Street Historic

Many historic buildings have been rencvated along Canal
Street; others should follow to house improved retail space.
Historic Canal Street should be preserved and improved.,

Basin—Rampart-Burgundy Corridor

This corridor is in mixed commercial land use that does not
contribute to the urban scene. The Rampart-Burgundy
group of blocks are within the Vieux Carre and should be
made part of that scene,



Canal Street Improvement

Improvement of the Canal Street Retail Core is necessary
for continued competition advantage over outlying centers.
The opportunity exists if the street is connectaed to new
development areas by a high quality pedestrian network and:
the public environment is improved (sign control, land-
scaping, etc.).

CBD Residential

The CBD has a continuing opportunity for residential living
including high rise and lower density condominiums, re-
novation of historic buildinas, etc.

SUMMARY EVALUATION OF
PROBABLE CHANGES

in summary, and by and large {with exceptions noted) the

probable change in the CBD Core and Frame will be bene-

ficial to the City and its people. Care and control must be

instituted immediately, however, if the negative conse- -
quences of further congestion and erosion of the New

QOrleans special character and functions are to be halted..

[ n -
Problam: ""l' =;
Capacity of Decatur Sl "','
at Jackson Square.

Tunnel under Rivergare.
Problem:

Project at each end of
tunnel.

/" Railroads and docks
barrier to River.
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Goal Reformulation
Procedure

A preliminary statement of goals for the New Orleans
Central Area was prepared based on five sources of informa-
tion:

— The Community Renewal Program, the “Guide-
lines for Growth” and the “Goals to Grow” pro-
grams which represent a number of years of effort
to determine through broad-based citizen partici-
pation and technical analysis the future form and
function of the Region and the Centrai Area.

— Previous studies which focused on specific prab-
lems and areas such as the Vieux Carre, transpor-
tation, housing, historic preservation and economic
development.

— The field surveys and evaltation conducted by
WMRT,

— Personal interviews with City officials, Central
Area Council members, representatives of the busi-
ness community, citizen group (eaders and inter-
ested parties.

— In addition, goals have been expressed during meet-

-ings with the GMP Steering Committee and ob-
servers.

Summary Of
Previously Stated
Goals For The New
Orleans Central Area

STRENGTHENING DOWNTOWN NEW ORLEANS
AS ADMINISTRATIVE, RETAIL AND ENTER-
TAINMENT CENTER OF THE REGION

Downtown New Orleans traditionally has been the center
of the Region, primarily because of its economic funczions,
natural environmental determinants and its historical and
cultural legacy. This preeminence should be reinforced for

the benefit of the entire Region.}

All residents of the Region have a stake in the Central Area,
and some may not reaiize it. There is a tendency to view
the Vieux Carre as mainly for visitors and the C8D as bene-
fiting only those who work or own property there. But
there is more to it than that. A sound and attractive Central
Area is essential to strengthening the Region’s economic
base, increasing employment and upgrading the value and
quality of nearby neighborhoods.2

The goal of strengthening New Orleans CBD’s role as center

- of the Region is based on the assumption that alternative

concepts which decentralize the Region would not serve

the objectives of the majority of the Region. Shifts to a de-
centralized form would be costly. The Parishes and their
citizens would pay the costs of a downtown in decline as
well as the costs of servicing a widely spread out pattern of
new development, and the regional benefits of growth would
be diffuse.

The goai of Cowntown's role as center of the Region is
based on the fact that downtown is.the key to the Region's
economic diversification. |t is now generally accepted that
New Qrleans’ economic base is somewhat limited and re-
quires broadening.3 This is the only way employment prob-
lems can be ametiorated and the Region’s economic standing
boasted. Expansion of office-oriented commercial develop-
ment is essential to long-term gains. Certain types of manu-
facturing should be encouraged. |n addition, economic sec-
tors offering maximum immediate benefits, such as tourism/
entectainment and regional headquarters shouid be promoted.4

Prospects for expansion of administrative offices and the
entertainment industry are excellent in the Central Area
and cannot be equalled in outlying parts of the Region. To
ignore these prospects, or to direct investment elsewhere
in the Region, would be to the detriment of the entire Re-
gion.

Some degree of decentralization away from Downtown is
both inevitable and necessary in fields such as manufacturing,
wholesaling and services which must be distributed close o
consumers, Because of this, the Central Area’s share of re-
gional growth probably will decline, but it must continue to
grow in absolute terms. The issue of centralization vs. decen-
tralization is a matter of degree. |ndustrial development
along the Region’s major transportation routes, Centroport
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and new office development in the East Bank of Jefferson
Parish, for example, demonstrate that there is plenty of
scope for competition and change while strengthening Down-
town New Orleans’ role as administrative/retail/entertain-
ment center of the Region.

GROWTH WITH HISTORICAL CONTINUITY

Central New Qrleans is experiencing strong pressures for
development and change. Economic projections indicate
that these pressures may accelerate. While many other cities
would welcome the benefits of these forecasts without
questioning their costs, New Orieans’ residents realize that
growth must be managed carefully if it is not to threaten
the qualities that make New Orleans attractiveS

This is not to say that the desirability of growth itself is
being questioned. It should not be, because New Orleans
needs economic development.® Even ardent preservation-
ists recognize that economic vitality is essential to success-
ful maintenance and rehabilitation of historic and archi-
tecturally significant buildings. What is being questioned

about growth is the tendency to allow it to be unstructured,
uncontrotled and to reach extremes inconsistent with tradi-
tions valued in New Orleans.

Growth can and should be accommadated in Downtawn
New Orleans. in fact, the City should vigorously pursue
development compatible with Central Area activities that
otherwise might locate elsewhere in the Region.” But just
as there is a policy in the Vieux Carré to guide develop-
ment to insure the integrity of the “tout ensemble”® growth
in the entire Central Area should be managed to preserve
and enhance New Orieans’ cultural heritage and historic
character. The challenge is to organize forecast growth
within the City’s infrastructure, to adhere to the principle
of compactness and to use growth to reinforce existing
amenities and renew deteriorated areas. 9

RETURN TO THE RIVERFRONT

Maost of the world’s truly great cities have capitalized on
their waterfronts aesthetically as well as economically.
Sydney-Amsterdam-Zurich-New York-Hong Kong-San

NEW ORLEANS IN 1881

From a lithograph in the Mariner’s Museum, Newport News, Virginia. Courtesy of the Mariner’s Museum

and Historic Urban Plans, I1thaca, New York.
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Francisco-Boston-Baltimore — some of these cities have
only recently rediscovered the diversity of exciting uses, in
addition to shipping and water-related industry, that can
be developed along waterfronts, New Orleans can benefit
from their experiences, for it has tremendous potential for
rejuvenation of its Riverfront.

The relationship between areas of early settlement and the

- Mississippi River has been gradually disrupted by industrial
and transportation facilities that have grown up along the
Riverfront. 10 This has been coupled with a long-term trend
of decay and deterioration which has created a gradual shift-
ing of attention away from the River.11

Development of the !nternational Trade Mart began the re-
newal of the Riverfront. Several significant development
proposals have fallowed. This momentum must be con-
tinued. There is an opportunity to recreate some of the
Riverfront's traditional functions, as an entrance, a market
piace, a promenade and gathering place, and to reestablish
the natural physical boundary of the Vieux Carre and the
Downtown, 12

There are obstacles to multiple use along and close to the
River. For example, careful planning is required to avoid
curtailing Port-related activities.’3 Transpartation routes,
utilities, and jurisdictional responsibilities act as constraints
to development. Clearly, reestablishing the link between the
City and its River will be a long-term undertaking. It is pos-
sible, however, to begin incrementally and to insure that op-
tions for future use of the Riverfront are not closed off.

‘DESIGN DISTINCTION

Central New Orleans is composed of a mosaic of relatively
small, concentrated areas devated aimost totally to certain
uses. Most are functionally related, but each has its own
character which sets it apart. Canal Street and the American
Sector within the established commercial core, The Vieux

-Carre, Faubourg Marigny, Tremé, the emerging office spine
along Poydras, and the Riverfront are like small cities-with-
in-the-city, each invaluable to New Orleans’ overa!! char-
acter, These easily distinguishable districts plus New Orleans’
architectural heritage and intimate small scale endow it with
a sense of place seldom found in American cities.

The urban design challenge is to treat each distriet in accord
with its own special environmental attributes. This will
invoive applying individual standards and growth manage-
ment strategies depending upon the district and the nesds
of the people who will use it 14

DOWNTOWN FOR ALL PEOPLE OF
NEW ORLEANS

While Central New Orleans is more active after 5:00 p.m.
than maost cities, it lacks a full range of activities that at-
tract residents as well as visitors, night and day.'5 Housing,
cultural and recreational events and resident-oriented enter-

tainment are important to generating activity Downtown
outside the Vieux Carre during off-peak hours.'® The
Superdome will be a major asset in this respect;17 byt
greater diversity of activities is required to create a modern,
balanced, urban environment for people, ’

Minorities have been restricted, with the exception

of government jobs, to service employment. Opportunities-
must be opened to them in office and other white collar
work.

INTEGRATED TRANSPORTATION

New Orleans is faced with the same transportation problems
which are plaguing other major cities. The important dif-
ference is that New Orleans’ character and scaie of devel-
opment are more fragile than most. Transportation concepts
that have worked in other cities do natreadily apply to New
Orleans, which is constrained both by its physical setting
and its heritgge.

An integrated transportation system is the key to solving
these problems and accommacdating new growth while pre-
serving the present character. 18 New Qrleans has a fine
public transit operation and a high ridership “habit”, This
is an excellent starting point for a more balanced transpor-
tation system both within the Central Area and serving the
CBD from outlying areas. The capacity of public transpor-
tation facilities should be increased to accommadate maxi-
mum expectations for Central Area growth. In addition,
sufficient off-street, enclosed parking spaces should be pro-
vided to avoid retarding new private and public develop-
ment. Traffic engineering impravements to expand the
capacities of the existing street system should be under-
taken and given priority over widening streets and con-
structing new roadways.

STRONG RETAIL CORE

Downtown New Orleans is fortunate to have retained its
vital retail activities, 19 especially during an era when suburb-
anization has undermined the strength of most major down-
town retail areas, In order to maintain a hold on a significant
proportion of regional sales in the future, Central New
Qrleans must continue to offer a superior range and selec-
tion of goods and a high level of service. It should retain
unique specialty stores as well as its major department
stores. 20

Outstanding environmental amenities are needed to retain
the strength of the retail core and to compete with new
outlying centers. The attractiveness and prestige of Canal
Street should be improved. 21 The conflicts between ve-
hicular and pedestrian functions performed by Canal Streat
must be reduced. 22 Renovation is necessary to keep the
store space competitive with that being developed else-
where, 23

Adequate parking is essential, but the Core should not be
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diluted with non-retail uses.24 Continuous ground-floor
retail activities are necessary. Services for shoppers and
entertainment establishments are aiso required 25

Good automobile access is essential. Furthermore, the
Retail Core should be made easily accessible by transit and
on foot from office, hotel and cultural facilities and major
new developments planned for the Central Area. It should
be linked to the Riverfront, Poydras Street, the Super-
dome, Civic Center, the Cultural Center and the Vieux
Carré. 26 This will give the Downtown a distinct advantage
over other shopping centers by offering access to a wide
range of activities in a single shopping trip.

THE BOND BETWEEN THE CBD AND
THE VIEUX CARRE

The functional relationship of the Vieux Carre to the CBD
should be strengthened. Over time, the Vieux Carré has
been treated separately. This has had advantages in protec-
ting the Quarter from overcommerciaiization and from
negative environmental impacts. But it has also had draw- -
backs. It has introduced a dual standard: what is not accept-
able for the Vieux Carre is all right outside it. Concern for
the principles of the Vieux Carre should not stop at the
legal boundary of this historic district.

Policies reflecting the dual standard shouid be reexamined.

With respect to land use, for example, it is official policy

10 develop hotel and motel facilities on the periphery rather

than in the heart of the Quarter.27 This is acceptable, but it

can be broadened and made to have a more positive impact

by redirecting some of the extraordinary pressures for addi-

tional tourist and entertainment attractions to areas in the

CBD where they will:

(1) act as catalysts to new investment

{2)  serve to preserve outstanding American Sector build-
ings

(3) diversify the range of entertainment presently offered.

Diverting some tourist and entertainment attractions to key
locations in the CBD alang the Riverfront will- help extend
the duration of tourist visits as well as strengthen the func-
tional relationship between the CBD and the Vieux Carre.

Urban design and transportation are two other important
policy areas which reguire attention in terms of the rela-
tionship between the CBD and the Quarter. Traffic prob-
lems require mutual solutions 28 The visual transition be-
tween the CBD and the Quarter should be preserved and
pedestrian linkages shouid be improved.2®

GOOD RESIDENTIAL COMMUNITIES

Opportunities to live close to or in Downtown are essential to
a balanced urban environment. Cantral New Orleans is for-
tunate to have several residential communities in the vicinity.
None, however, are without problems. The Vieux Carre's resi-
dential neighborhoods, for example, should be stabilized.

Conversions to high intensity uses and business threaten con-
tinuation of the present desirable neighborhood character.30
Many fine old homes are located in Faubourg Marigny and
Faubourg Treme. Here, the housing stock needs upgrading3?
Historic and architecturally significant districts within these
neighborhoods should be preserved.

In addition to maintaining existing neighborhoods, there are
opportunities for developing new housing within the Central
Area3? The value of making New Orleans a “24-hour” city
for residents as well as tourists is undisputed. Creating new

neighborhoods Downtown, however, is not without difficulties.

They must be well located to take advantage of Downtown
amenities; they must be of sufficient scale to warrant a sub-
stantial investment in environmental design and public serv-
ices; and they must be able to compete for a share of the
market presently attracted to outlying areas.

PUBLIC/PRIVATE PARTNERSHIP

An atmosphere of cooperation between public and private

sectors has now emerged in the Central Area. The momen-

tumn of this new partnership must be continued and strength-

ened. The Growth Management Program should help cement

the partnership by:

(1) fostering agreement on mutual goals

(2} setting up a procedure for joint action

(3) identifying economically sound and desirable oppor-
tunities for investment of both private and public
funds.

Translation Of Goals
To Programs

The next task was to take the general goal statements and
translate them to objectives around which programs can be
built. Where some of the goals remain general, others become
more specific and are the major framework upon which
growth management can be built.

GENERAL GOAL 1

Strengthen downtown New Orleans as the admin-
istrative, office, retail and entertainment center of
the Region.

Objectives
A. Encourage joint use in the Central Core sub-areas:
Retail, Office Core, Poydras and Riverfront.

B. Entertainment and night activity should be encour-
aged uptown of Canal Street, perhaps through zoning incen-
tives; this will make the area more attractive for hotel and
residential development.

C. Residential development should be energetically en-
couraged wherever possible.

——



ST O.  Major new development should be concentrated in K. Large plazas associated with new development are

muiti-purpose centers in five areas: Poydras Street, River- generally undesirable unless they are heavily landscaped.
front, Superdome Area, infill in Office Core, and Upper
. Canal Street.
- , GENERAL GOAL 2
L E. . Further demolition and creation of more surface park- -
ing lots within the Core should be strictly controlled. Promote growth while preserving historic continuity.
' F.  All major commercial development should be located Objectives
L in the CBD, Uptown of tberville Street. A.  New development in areas with historic buildings or
) on “"tout ensemble” streets should be consistent with and
‘" G.  All new projects should be connected with a clearly “pay attention” to historic buildings as well as contribute to
- defined high amenity network ta present pedestrian corri- the overali environmental quality.
T dors, with arcades, gailerias, pedestrian walkways and the
; like. B.  Each building should relate to the architectural ele-
: ments of the particular street or adjacant buildings: height,
H.  New employment and residential areas shouid be con- floor height, fenestration, entry form, materials, etc.

nected to the Canal Street Retail Core.
: C. Al historic buildings included on the Policy Givens

3 I The pedestrian network should be lined where pos- Map should be rehabiiitated with viable uses.
: sible with active uses: retail, entertainment, eating and i
drinking, personal services, etc. D. Further demolition of historic buildings must be

halted immediately.
J. Open space should be provided throughout the Cen-
tral Area; the most important are small urban parks distrib-
uted along the major pedestrian circulation network.
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GENERAL GOAL 3
Return to the Riverfront.

Objectives .

A. Dock functions along the Riverfront should be phased
out consistent with Centroport development as soon as pos-
sible to ailow access and new development.

B. Riverfront activities should encourage use by pedes-
trians.

C. Riverfront development should not block public ac-

cess and views to the River,

D. High rise construction on the River is appropriate at
points where movement system capacity is high.

E.  The Riverfront should be accessible from adjacent
areas; walls of buildings are inappropriate; view corridors
from adjacent areas should be maintained, the character of
Riverfront development shouid not disturb the character of
adjacent areas.

GENERAL GOAL 4

Provide a full range of activities Downtown which
attract residents as well as visitors.

Objectives ,
A.  Major new residential development should be located
uptown of Poydras.

B. Camp, Carondelet, St. Charles and Baronne Streets
should be primary retail and service streets; new develop-
ment should devote at least 50% of first floor frontage to
these uses in the Core,

C.  These streets should be considered as the major form
determinants for all new construction; a consistent building
line should be maintained to insure spatial continuity of the
street; strests should have activities opening directly on the

sidewalk or on a small urban park connected to the sidewalk.

GENERAL GOAL 5

Achieve an integrated transportation system, balan-

cing automobile facilities with transit and pedestrian.

Objectives

A. Development intensity should be related to the capa-
city of the street network as well as to the.scale and char-
acter of adjacent areas and structures.

B.  Pedestrian movement corridors to the Superdome from

major hotels and parking areas should be developed; this
movement should reinforce existing activities and be used
1o expand activities uptown from Canal Street.

C. Large new parking concentrations should be located
only in areas where street capacity can handle peak hour
unioading.

D. Inter-area transit should be developed to connect new
high intensity development with parking areas as well as
existing empioyment centers.

E. Long-haul rapid mass transit to the CBD from newly
developing areas should be explored.

F.  Auto trips to the Central Area shouid not be chan-
neled through pedestrian areas such as the Vieux Carre or
H.E.A.L.

GENERAL GOAL 6
Retain a strong Retail Core.

Objectives
A.  The Retail Core should remain on Canal Street and
not be undermined by competition nearby.

8. Residential development within walking distance of
the Core should be encouraged.

C.  The general character of the Retail Core should be
improved as follows:

— All streets in the Central Area should be landscaped
if subsurface conditions allow; landscaping provides
continuity to the street, and acts as a noise and air
poliution buffer.

— A coordinated street furniture program should be
instituted in the Central Area.

D. Service traffic to the Retail Core should be separated
from pedestrian and auto by physical location or access time
(early morning or late evening).

:ﬂ ot ol
L5 iﬁ?sﬁé‘ 21
aSi Bein

BOARD OF TRADE PLAZA )
This sensitive combination of older buildings and new landscaping
is ona of the CBD’s outstanding examples of design distinction,



GENERAL GOAL 7

Strengthen the bond between the CBD and the
Vieux Carre.

Objectives

A.  High-rise canstruction and large scale development
should be located uptown of the Canal Street Retail Core
with no such construction on lberville Street.

8. Only small scale residentiai projects should be located
in the Vieux Carre, Treme, and Marigny; they should con-
tribute to the historic character of the areas.

C.  Major new hotel development should be constructed
away from the Vieux Carre but within walking distance to
promote tourist activity in the Office and Retail areas as
well as the Quarter.

D.  Inter-area transit between the Quarter and all new
development sites should be developed.

E.  No new hotels should be allowed in the Vieux Carre
except small scale conversions.

F.  The Rampart-Bourbon Strest blocks of the Vieux
Carre should be developed in a manner compatible with
the Vieux Carre.

GENERAL GOAL 8

Protect and de\)elop good residential communities
within the Cantral Area.

Obijectives

A.  The Vieux Carrd, Faubourg Marigny and Faubourg
Treme should be preserved as historic residential neighbor-
hoods.

8.  The Central Area should provide living opportunities
for a full range of population groups.

'''' fSnEaaE AR

173 =5
TR

ARCHITECTURAL DESIGN DISTINCTION

This offics building designed for the John Hancsek Lifa Insuranca
Company {now K & B Plaza) is one of New Oriasns’ more distine
guished cantemparary buildings,

C. Renovation should continue in the Vieux Carre,
Marigny and Treme, without displacing residents or resi-
dential structures.

D.  New residential construction should be encouraged
near high employment centers (H.E.A.L.).
GENERAL GOAL 9

Treatment and rehabilitation of Skid Row inhabi-
tants and elimination of Skid Row itself.

Objactives

A.  Setup a Detoxification and Rehabilitation Center 10
coordinate City and State functions on the Philadeiphia
model.

B. Begin phasing out the parasitical activities and land
uses that make the Row a viable institution.

GENERAL GOAL 10

Design Distinction

bbjectives

A.  Establish adequate zoning and other control devices
to insure a high level of urban design, architectural and
landscape architectural quality.

B.  Extend the City’s design review process to all devel-
opment within the CBD Core and Frame.

GENERAL GOAL 11

Forge a public/private partnership to carry out
the G.M.P,

Objective

Growth Management will continue as an institutional
process.

41
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Plan Ei

The CBD Community
Improvement Plan
(CBDCIiPlan) Defined

Subsection (z} of Section 20 of Act 170 of the 1968 Regu-
lar Session of the Legislature, as amended by Act 299 of the
1972 Regular Session, reads as follows:

“(z) "Community improvement plan” means a general plan,
as it exists from time to time for a community improvement
project, which plan (1) shall conform to the general plan for
the municipality as a wholie except as provided in Subsaction
7(e), and {2) shall delineate the community improvement
area affected. thereby. It shall be suificient for the. plan, for
each community improvement area, to contain a general de-
scription of such matters as may be proposed to be carried
out in the community improvement area as any or ail of the
following: land acquisition, demolition and removal of struc-
tures, redevelopment, improvements, rehabilitation, zoning
and planning changes (if any), land uses, population densi-
ties, or building requirements. Detailed; particularized pro-
posals for the implementation of all or any portion of a com-
munity improvement plan heretofore or hereafter approved
by the electorate shall not be deemed a “redeveiopment plan
or project” for the purpases of Subsaction 7{(c) of this Act,
but shall be deemed modifications of the plan approval of
which is required pursuant to Subsection 7(d) of this Act.
The foregoing definition, as herein amended, shall apply to
any community improvermnent plan heretofore or hereafter
approved pursuant to Section 7 of this Act.”

ement

The Proposed CBDCIPlan herein contains substantially all
of the requirements above, arranged in two basic elements:
The Development Plan Element and the Development Pro-
gram Element. The Program element, while not a basic re-
quirement under Act 170, is included to make the Plan com-
patible with the Plan requirements of the Special Tax Dis-
trict Legislation, Act 498,

The CBDCIPlan
Boundaries

The CBDCIPlan (CBOClArea) boundaries are to be coter-
minous with the CBD Core and Frame as defined by the
GMP. The boundary extends along Rue d'Iberville on the
downtown side (and the Vieux Carre boundary as extendad)
to the River, then along the River’s edge to the M ississippi
River Bridge, toward the Lake along the Pontchartrain Ex-
pressway to its intersection with 1-10 and Claiborne, thence
downtown along Claiborne Avenue to its intersection with
Rue D’iberville.

NEED FOR DECLARATION OF FINDINGS

The CIA, the City Planning Commission, and the City Coun-
cil of the City of New Orleans must make certain findings,
declarations of necsssity and purpose for preparation and
adoptian of the CBOCIPian, which become the legisiative
preamble to the resolution approving the preparation of the
Plan and its ultimate adoption by City Council Ordinance.
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Itis not appropriate in the Technical Report to do other
than outline the general nature of these findings and dec-
larations. They should include but not necessarily be limi-
ted to the following {citations from Act 170):

That the CBD Community Improvement Area
Contains

{a) “areas which have become slum and blighted because of
the unsafe, unsanitary, inadequate or overcrowded condition
of the structures therein, or because of inadequate pianning
of the area, or because of physically and/or functionally
obsolete structures. . . .or because of the lack of proper light
and air and open space, or because of faulty street or lot de-
sign, or inadequate public utilities or community services,
or because of the conversion to incompatible types of land
usage.” )

That The Above

{b) “have and will continue to result in making such areas
economic and social liabilities imposing onerous municipal
burdens which decrease the tax base and reduce tax revenues,
harmful to the social and economic well-being of the munic-
ipality, depreciating property values therein, and thereby
depreciating further the general community-wide vaiues:”

That for Certain of These Areas
(c) “The prevention and eiimination of slums and blight areas

and their causes is a matter of public policy and concern in
order that the municipality shall not continue to be endan-
gered by areas which are focal centers of economic and so-
cial retardation, and consume an excessive proportion of its
revenues because of the extra servicas required for police,
fire, accident and other forms of public protection, services,
and facilities:"”

That

(d) “The salvage and renewal of such areas, in accordance
with sound and approved plans for their redevelopment, will
promote the public heaith, safety, morals and welfare:”

And That

(e) “Certain such areas or portians thereof may be suscép-
tible of conservation or rehabilitation by voluntary action
and through existing reguiatory processes in such a manner
that the conditions and evils herein before enumerated may
be eliminated, remedied and prevented:” (end of citation).

And Finally That

The CBDCIPtan is in conformity with the general develop-
ment pian for New Orleans as a whole, or by its approval
and adoption thereby becomes an amendment to that gen-
eral development plan.33
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Relation to HEAL Community Improvement Area
The HEAL CIA will continue in its present status. The in-
clusion of it within the overall CBDCIA boundary is intended
to enhance the early implementation of the HEAL ClPlan,
which will continue its own separate but coordinated status.

Powers for the CIA Under the CBDCIPlan

No expropriation of private property by eminent domain
{condemnation) is contempiated. The objectives of the Plan
can be achieved by the ClA’s ability to do the following:
receive and administer funds from Federal, State and City
governments; carry out site improvements; acquire real prop-
erty by gift or purchase including development rights {or
servitudes); make loans and grants; administer funds for
programs such as a detoxfication and rehabilitation center:34
develop detailed project plans and related activities; reha-
bilitate historic structures; and act where appropriate as in
a consultant and action arm of the yet-to-be formed C8D
Tax District. .

The Six Actian Areas

The Area of tha Plan is described as including the CBD Core
and Frame in the Basis for Action section of the Technical
Report. The current functional areas are used as the basis
for describing the Plan,

The CBDCIPlan combines the functional analysis of what
exists today with the complex public/private actions which
will generate the future. The future development factors in-
clude the investrment climate, available and suitable locations,
transportation linkages and continuing public and private
cooperation.

Certain areas within the C8D will change function between
now and the year 2000, Other areas will retain the ex isting
function reinforced. The Plan can be thought of as six phys-

“ically interlocking and interrelated ACTION AREAS, one

of which is the existing Core of business, shopping and his-
toric buildings. It, as well as the other five areas, are in the
process of change. They are:

The newly-emerging Poydras/Riverfront Corridor

The North Canal Street Area

The Civic Center ~ H.E.A.L. Area

The Superdome Area

The Uptown Entrance Area

Action Areas are those areas to which private and public
activity is proposed to be directed to solve existing'problems
and/or to taka advantage of existing opportunities. The six
listed include all the land within the Study Area from Rue
D'iberville to the Pontchartrain Expressway.

Some areas are sub-divided further for discussion purposas
or based on specific critical actions. The degree to which one
area grows vs. another depends in part on these key actions.
Since their boundaries tend to be zonal, their definition

may also be considered flexible at this time.

The year 2000 space alldcation for each sub-area based on
the overall forecast is included in the descriptions which
follow. The relative development and change of one sub-area
vs. another depends upon the system components of the
Plan and their staging, especially transportation and parking.

AREA 1: THE CBD OFFICE, RETAIL AND

CBD HISTORIC CORES

This Area has traditionally been the administrative and em-
ployment center of New Orleans as well as the shopping core
for the Region. Filled with historic streets, buildings and
long-time, sound functional uses, this Area more than any
other represents the success of the Core of this highly cen-
tralized region.

_Extending from Iberville nearly to Poydras Street, from

Loyola Avenue to Tchoupitoulas Street, it includes thrae
sub-areas:

1-A The Qffice Core

1-8 The Canal Street Retail Area

1-C The CBD Historic Area

The future program for each sub-area is generated from its
past and is critical for the future of all other Action Areas.

Area 1-A: Present Character of the Office Core
Over 63% of the CBD area employment.is within the Office
Core. However, relatively few of the necessary parking
spaces are within this area. Office buildings of high intensity
are built up to street frontage and many have distinguished
facades. Street character is enhanced by the historic lighting
standards along Baronne, Carondelet, and St. Charles Street
{but needs more light). New development within this area

is of a very high intensity and will add to the present
critical problems of congested streets, inadequate parking
and conflict with pedestrian movement

The functional relationship between the existing Office Core
and the retail, government and service areas is very goaod

but increased intensity will require more service and parking
uses nearby. It is the parking use which is most critical here
since any increase will only exacerbate congestion and con-
flict with pedestrian movements. With the development of
the St: Charles Hotel site for office and hotel use, the need
for control of intensity, parking and building character within
this sub-area will spill-over t0 adjacent sub-areas as well,

AT



Objectives for Development of the Office Core
Total employment within the Office Core is estimated to
increase substantially by the year 2000, The following ob-
jectives are proposed to meet this growth.

{1) Control of Parking

Within this area no increase of parking spaces above the
present amount should be allowed except for a minimum
for new buildings.

{2) Control of Development Intensity

Within the area rezoning should establish a maximum Floor

Avrea Ratio, or ratio of total floor area to lot area (FAR) of

about 14 (currently 20),subject to detailed zoning analysis.*

{3) Control of Facade and Building Character .
Especially on Baronne, Carondelet and St. Charles Streets,
all construction should be in scale with the existing build-
ings, built to the street frontage line, with pedestrian arcades
as well as pedestrian-oriented ground floor activity encour-
aged, to be implemented through Historic District or zoning.

(4) New Landscaped Open Spaca and Pocket Parks
Provide new landscaped open spaces and small pocket parks
10 give pedestrign relief to intensive development.

Based on these objectives, the Office Core can continue to
grow as a major employment center with pedestrian linkages
1o the Civic and Government Centers, the Retail Center and
the rapidly growing Poydras Street Core.

Area 1-B: Present Character of the Canal Street
Retail Core

Canali Street divides the Uptown and Downtown areas of
New Orleans. 1t serves as the major retail and commercial
street in the Region. Although other streets in the Region
may carry more traffic, Canal is the "main street” of New
Orteans. The Iberville side of Canal is the transitional seam
with the Vieux Carre and the Uptown side joins with the
Office Core, This critical functional relationship is in danger
of ¢hange as high intensity uses are proposed adjacent to the
Vieux Carre and the pedestrian scaie of Canal as well as the
cross-streets is threatened by conflicts with increased parking
garages, destruction of historic buildings, and general des-
poliation of the environment.

The movement functions of Canal Street are major and
multipte. They include auto, service, transit, and the impor-
tant transfer function to pedestrian paths. Enhancement of
the street character is needed since sign clutter and lack of

_ adequate landscaping has badly interrupted the facade con-
tinuity. Most important is the retention of the fine historic
buildings which in spite of erosion,still give Canal Street its
“tout ensembie” value and effect.

Objectives for Development of the Canal Street
Retail Area

Further hotel development between |berville and Canal
overlooking the Vieux Carre should be discouraged. Major
development objectives for the Retail Core should be as
follows:

*{Specific FAR not endorsed by GMP, subject to further study.)

43

(1) Retail Frontage Continuity
Continuing use of all Canal Street frontage for retail shop-
ping and pecple-oriented activity on at least the first floor.

(2) Urban Beautification

Sign amortization, replacement of deteriorated sidewalks,
and coordination of new landscape treatment for the entire
street,

(3) Refurbish Light Standards

The handsome light standards need rehabilitation. They
should be refixtured to provide more light and painted
black with goid leaf trimming in the manner of the gates

at the Petite Trianon. They shouid be refixtured to provide
additional light.

{4) Control of Development Intensity
New development should be limited to 3 maximum F.A.R.
of about 8, subject to detailed zoning analysis.*

(5) Mini-bus Transit Shuttle

Transit shuttle system should be provided to “intercept”
and “peripheral” parking lots with multiple stops on Canal
Street, each provided with weil-designed bus shelters.**

(6) Retail Continuity
Continuous retail frontage along Canal Sireet from Loyola
to Chartres Street.

—
-

Pressure for high-rise hotels overlooking the Vieux Carre

is great but if they are allowed to develop in this area, the
price will be in reducing the potential on the rest of the CBD
area, and in "overwhelming” of the Vieux Carre in terms of
traffic congestion and environmental impact. Hotel develop-
ment close to Canal Street but in other sections of the CBD
will add life to streets which are not active at night, and
help generate compatible uses and functions.

Area 1-C: CBD Historic District and 1ts Present
Character

Although historic buildings are located throughout the
American Sector of Central New Orleans, a large percent

of these structures lie between the Office and Retail areas
and the newly emerging Riverfront development and uptown
of the Poydras/Riverfront Corridor. In the C8D Core the pre-
sent use of these structures vary from wholesale and storage use
of unrestored buildings to fine restoration for office use such
as Factor's Row. It is to the benefit of all New Orleans to
preserve these structures and restore them to an economic use.
Generally, wholesale activity requiring truck access is
gradually relocating and special mixed uses — office, residen-
tial and retail — are tending to fill the vacated space. The

key factors in the CBD Historic Core involve a series of ac-
tions required to return these structures to economic use.
More than any other sub-area, this District is threatened by
land speculation, parking demand and the preemption of
unrealized visual opportunities which can be capitalized

on by careful design control of restored buildings and

special public actions on historic streets and ways where the
"Tout ensemble” is especially important. The District is

less than 15 acres in ground area, including streets, or only

**{Some specifics of the movement system not endorsed by the GMP,
subject to further transportation planning.)
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% of the Core Area. Yet it is one of great importance in
adding value t0 the other 95%.

Streets traversing this area include small and intimate dis-
continuous alleys. Block interiors often include spaces at

the scale of the Vieux Carre. A development response simi-
lar to that spurred by the commercial activity of the Quarter
can be generated in the emerging Paydras/Riverfront Corri-
dor adjacent to this historic zone. The low intensity develop-
ment in this area can contain much of the regional service uses
ancillary and important to the higher intensity developments
at the River, on Poydras Street and at the Superdome.

Objectives for Development of the CBD

Historic Core

{1)  Rehabilitation and/or Restoration

Restoration of all structures with infill construction of the
same character and intensity as the rehabilitated structures,
at least along street frontages.

{2} Control of Devalopment Intensity
Rezone to a maximum development intensity of about FAR
6, subject to detailed zoning analysis.*

{3) A Wide Variety of Usas

Mix uses within the area including residential renovation on
upper floors and services and specialty retail below, as in
the Quarter.

{4) . Alley Closing and Landscaging
Restrict the small discontinuous alleys to pedestrian uses
with new landscaping and carefully designed public areas.

{S) No increasad Parking
Prohibit parking above that number of spaces in existence
in 1974, .

{8} Dasignation as CBD Historic District

This area is of such critical importance to Central New Or-
leans that it should be designated an Historic District as the
Plan recommends. The probable growth of the area under
existing controts will be further demalition, land assembly,
and development of large areas of grade-level parki ng to
supply the adjacent under-sarved Office Care and new devel-
opment on Poydras Street and at the River. This use would
seriously undermine the context and the character of the
new development as well as destroy what is presently an
unrealized resource for guiding development growth into
more appropriate locations.

AREA 2: THE POYDRAS/RIVERFRONT CORRIDOR

The Corridor between the Superdome and the River is the
current development frontier of Central New Orleans. Well
over 50% of this area is presently in streets or without struc-
tures and nearly 4.5 million square feet of new development
is already proposed here under Probabi lity | calculations.
Clearly this area is most attractive to new construction of a

high intensity. Within Action Area 2, three subareas are indicated:

*(Specific FAR not endorsed by GMP, subject to further study.)

2-A The Poydras/Riverfront Area
2-B The Mid-Poydras Corridor
2-C The Rampart-Loyola Corridor

Each area has great potential for growth. The strategy for

allocating this growth depends on many factors including
current land values and site assembly, effect of such pubiic
actions as the Superdome,and the development of Spanish
Plaza and the Italian Piazza. The development program, '
however, indicates 11,350,000 square fest of office space
and 12,000 hotel rooms added to these three areas by the
year 2000. Of this 6,200,000 square feet of office space and
8000 hatel rooms are included in the programs of the four
major new developments: Pan American Center (temporarily
at least in abeyance), Poydras Plaza, Canal Place, and Intar-
national River Center. In addition to these major projects
the Poydras/Riverfront Corridor seems most likely to gener-
ate combination high intensity office and hotel developments
similar to Canal Place.

Area 2-A: Present Character of the Poydras/
Riverfront Area

The International Trade Mart, the Rivergate Convention
facility and the proposed Spanish Plaza will join the two
major new development projects on the Mississippi River:
International River Center and Canal Place. For vears

the City has turned its back on this great natural resource
and the new developments are still constrained by dock
facilities which prohibit easy pedestrian access to the River.
Recent agreements for air rights over dock facilities for
International River Center have reportedly opened the
opportunity for this access. The River’s edge can serve the
joint purposes of trade, and tourism and public enjoyment,
At present a large percent of the Riverfront lands are vacant.
A few oid warehouse. structures still remain in the area, but
most of the land is either in rail, utility, parking uses, or
vacant., Two exceptions are the parking garage opposite
Rivergate and the rehabilitated warehouse at 111 Rue O°
Iberville. Under the Rivergate Center is a 6-lane tunnel
originally built to be part of a Riverfront Expressway. This
roadway extends between Canal and Poydras Streets about
35 feet beneath the street. At present how this tunnel will
connect with or extend through property on either side is
not resolved. However, it clearly is a potential link between
the River Center and Canal Placs, if it is not used as part of
the City's movement system.

At least portions of the rail system along the River ars pre-
sently vital to the Port, However, the number of tracks is
being reduced in the River Canter area and probably can be
reduced in other placss. Of key importance is the recent
closing of JAX Brewery adjacent to Jackson Square. This,
coupled with the renovation of the French Market offers
the potential for public-related uses on or adjacent to the
rail corridor for the entire Riverfront within the Central
Area.

The road system at the Riverfront has for years served the
Port and the wholesale uses adjacent to it. As functions
along the River change so must the road system. The high
intensity uses proposed in the area offer 3 very different

51
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problem for today. Presently, the largest land use in the
area is parking. There seems to be no difficulty in handling
this parking on grade level streets. However, the increase in
land use intensity at Canal Place will,.of course, require bet-
ter access and parking. There seems 10 be excellent access
potential from Uptown but any access from Downtown areas
must pass along the constrained corridor of Decatur Street
at Jackson Square with its heavy truck traffic. Nearly every
proposal for altering capacity of this corridor has met strong
opposition, as evidenced by the abandonment of plans for
the Vieux Carre Expressway. |t appears, therefore, that any
increase in access to the Riverfront developments should
come from Uptown, Canal Street or Poydras Street.

At either end of this sub-area are clearly identified func-
tional areas. The Vieux Carre adds grest potential to

the Canal Place Development yet constrains the intensity
and character at the edge of that development by its prox-
imity. The vacant City-owned lands, Uptown from River
Center, offer continuing growth potential of a similar na-
ture to that presently being developed in River Canter.

Objectives for Davelopment of the Poydras-Canal
Riverfront Area

The major thrust of development in the Riverfront Area

is represented by the two private developments. Their con-
tinuing growth is to the benefit of both the City in general
and specifically the Central Area. The Plan for this Action
Area recommends certain objectives which deal with public
concerns for traffic and transit access and especially public
pedeastrian access to the River itsalf.

{1) Public Walkway Along the River

Provide pubiic access to the Riverfront either on grade or if
necessary at a second level above the present dock structures
with a minimum of a 50-foot wide public pathway.

{2) On-Grade and Second-Lavei Pedestrian Promenade

At Spanish Plaza

Connect the public walkways and elevated plazas with a first
and/or second level pedestrian system at Spanish Plaza and
the International Trade Mart, and major private open spaces.

(3} Connect River Promenade to Interior Pedastrian
System

Extend elevated (or on-grade) pedestrian paths into all new
developments eventually connecting at grade with sidewalks
and the walkways of the whole Central Area.

{4} River Boulevard

Canstruct a major new River Boulevard in the vicinity of
Front Street which culminates at Poydras Street. The purpose
of this Boulevard is to facilitate movement in and out of the
intensive River development and should be designed to dis-
courage through movement.

{5) Use Rivergate Tunnei for Parking Accass and

Transit Movement

Within the right-of-way of the Boulevard prepare connections
to the Rivergate tunnel for access to parking with an exit to
Canal Street. This tunnel can offer connections to private
property including River Center and Canal Place as well as
provide for fast transit movement.**

{6) Peripheral Parking Shuttle-Bus

Along the Boulevard should be a speciai lane for the pro-
posed shuttle-bus which will connect peripheral parking on
City-owned property with this area as well as the Riverfront
development with Canal Street and the Superdome.

(7)  Multi-Leval Accass

Provide for continuing and necessary Port use of streets,
docks, and rail services at grade but begin establishing new
levels of activity.

{8) Control of Developmant [ntensity
Rezone the area for maximum development intensity at
about FAR 10, subject to detailed zoning analysis.”

I these traffic transit and pedestrian objectives can be met,
the high intensity Riverfront development can continue for
the benefit of the entire New Orleans Region.

*{Specific FAR not endorsed by GMP, subject to further study.)

**{Somae specifics of tha movement system not endarsed by the GMP,
subject to further transportation planning.)




Area 2-B: Present Character of the Mid-Poydras Area
The most recent development activity in office space has
been in the Mid-Poydras Corridor. One She!l Square added
one million square feet and the Federai Office Complex

will add 220,000 square feet more. All this activity centers
on the area of Lafayette Square. While the Pan Am Center
is now in abeyance, ultimate development of its site will add
more pressure to land speculation on Poydras Street. In con-
trast to the Riverfront Area, Mid-Poydras sites are less con-
strained by transpartation. The major difficulty for future
development appears to be highly inflated land values and
difficulty of land assembly. In terms of present use, the
River end of the Corrider joins the CBD Historic Core with
the warehouse and wholesale district along Tchoupitoulas,
South Peters and Magazine Streets. The Superdome end of
the Corridor joins with the Office Core and contains few
substantial or historic structures referred to as “Givens”.

Speculation in this area has obviously produced the large
amounts of vacant land and unsightly parking lots which
greet visitors to New Orleans arriving from the West by auto.

Lafayette Street is the Uptown boundary of the Poydras/River-
front Corridor Action Area. Many past proposals have dis-
cussed closing this street to create a pedestrian walk and en-
vironment from the Superdome to Lafayette Park and ul-
timately the River. Other proposals have suggested extension
of the Park to Poydras Street. The feasibility of such a walk-
way system will depend on the comprehensiveness of the
proposal and the total commitment to public improvement
in lighting, paving, security, etc, Presently, Lafayette Street

" and Lafayette Square are an unpleasant introduction to
Skid Row.

Transportation issues are less critical in this yet-to-be-devel-
oped area but will grow as new development occurs. Much

of the land in this sub-area is now used for parking by office
waorkers in the adjacent Office Core. As these lots are re-
moved to produce development, the parking must be re-
placed. Where parking is located, how much and when it

will be needed is an issue confronting the entire Central Area
and is addressed in the Deveiopment Program. From office
development of the Mid-Poydras Corridor aione, access needs of
12,000 new employees must be met by the year 2000.

The Spacse Program for the Mid-Poydras Area

The program for development of this area assumes that most
high intensity office development will, and should, locate be-
tween Camp Street and Loyola. Residential development
will be close to the River. Hotel sites of both high intensity
and motels shouid generally be located near the futwure Laf-
ayette Street Mall. The sites shown with new development
on them are those unoccupied by Givens with two key ex-
ceptions. The square at Poydras Street and St. Charles Street
is presently cccupied by the Federal Reserve Bank. The Plan
indicates that before the year 2000 this site will have such
value that the Federaj Reserve will be replaced by a program
comparable to One Shell Square. New development is also
shown replacing a few historic structures on Poydras Street.
Development prassures will cause scattered demolition of
most remaining structures with Poydras Street frontage.

HISTORIC STRUCTURES
AREA 2B
THE MID-POYDRAS CORRIDOR

While it would be desirable to retain them efforts for restora-
tion or preservation .in this sub-area should be concentrated

on cross-streets and in the adjacent proposed Lafayette Square
Historic District. .

Objectives for Development of the Mid-Poydras
Area

Poydras Street is the “city builder” for the emerging high
intensity development of Central New Orleans. As the link
between the Superdome and the River, it offers both the
greatest potential and the most flexibility. The objectives
for forming its future include:

(1) !mprovement of Lafayetta Squara
Extension of Lafayette Square to Poydras Street is now pre-
cluded by the new developmentat Poydras and St. Charles.
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However, the Square is the interchange area between St,
Charles Street, the approach to the Lower Garden District,
and Lafayette-Poydras, the new growth corridor. |t needs
refurbishing and better landscape connections to Poydras
Street.

{2)  Lafayetts Street Mail

Street closing of Lafayette Street and its development as a
pedestrian mall can be achieved with early public improve-
ments. A transit shuttle system should be put in operation,
uitimately from Superdome to the River.

{3) St. Charles Street Pedestrian Emphasis

Closing of St. Charles Street with required traffic adjust-
ments,with the continuation of the St. Charles streetcar is
not deemed feasible, The sidewalks should be attractively

landscaped with designs that give the street a pedestrian emphasis.

{4) Lafayaette-Poydras Blocks

Incentives should be created through special zoning allow-

ances for high quality design of projects between Lafayette
and Poydras to promote hotal development with small pri-
vate plazas and retail uses.

(5) Residential Emphasis at and near Riverfront
Development for residential use should be encouraged at
River end of corridor inciuding restoration of histaric struc-
tures for both commercial and residential use.

{6) High Quality Design of Poydras Strest

Design of Poydras Street should include high quality build-
ing facades, street landscape, lighting, and coordination of
signs and public facilities. This objective shouid include not
only existing deveiopment but guidelines for future develop-
ment as follows:

-~ New high rise buildings should have their main
entrances on Poydras Street with pedestrian plaza
areas connected to cross-streets.

- New buildings on cross streets should conform
approximately to the cornice lines most prevalent
on that street.

— Pedestrian-oriented uses such as retail shops,
theaters and public activities should be encouraged
on streets crossing Poydras, with entrances at side-
walk level.

— Recommendations of the GMP lighting report
“early action program” should te followed espe-
cially regarding retention of historic cross street
fix tures.

{7}  Control of Deveiopment Intensity

The devefopment intensity of this area should not exceed about
FAR 14 fornew development,subject to detailed zoning analysis.*

The Mid-Poydras area is viewed as an active place of employ-
ment to be reinforced at night and on weekends by tourist
activities in hotels on Poydras and nearby Lafayette Street.
Access to the area is from intercept parking garages on the
Downtown side of Lafayette Street with a bus-shuttle sys-
tem connecting the employment centers on Poydras to the
peripheral parking lots of the Superdome and the River.

Area 2-C: Present Character of the Rampart-Loyola
Area

One major office building was completed in the Rampart-
Loyola Area in the early 1970's. Plaza Tower located at the
intersection of Howard and Loyola is the second tallest
building in the CBD. Between this building and the Howard
Johnson Hotel, the Rampart-Loyola Area extending to
O’Keefe Street is characterized mostly by vacant land and
parking lots.

Development of the Plaza Tower might have been ahead of
its time but may now be the start of a new thrust in this
Avrea. It is part of this highly speculative development area
which faces the Superdome, The wide open quality of
Loyola Street and the Expressway interchange offar potential
for both auto-oriented and Superdome-reiated uses.

The area’s main characteristic at present is the automabile.

The area is an entrance and exit zone for traffic to the CBD
and the Vieux Carré. It is the major corridor for access to

*{Scecific FAR not endorsed by GMP, subject to further study.)
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government facilities and H.E.A.L. With completion of the
Superdome, it must also accommodate the thousands of
visitors to this facility.

The large amount of off-street parking in this area serves the
overflow parking demand by Office Core and Government
Center workers. Rampart Street in this area is mainly a serv-
ice street and has neither the boulevard characteristics of
North Rampart nor its potential character.

There is little place for pedestrians. The noise, visual clutter,
traffic and grade level parking combine to create an area lack-
ing nearly every aesthetic amenity. Any clear linkage between
the Superdome, Civic Center and H.E.A.L. with the Qffice
Core and Mid-Poydras Corridor is broken by the movement
and storage of vehicles within the Rampart-Loyola Corridor.

However, a change and improvement is underway. Between
Loyola Avenue and the Superdome the 10.1 acres of Poy-

3
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dras Plaza are already committed to a mixed program of of-
fice, residential and hotet development. This project has
under construction a 1200 room Regency Hyatt Hotel, re-
ported to be the largest and most luxurious in the chain.

Objectives for Development of the Rampart-
Lovyoia Area

With the area so clearly dominated by the automobile, uses
such as motels and road-retated commercial seem to be the
obvious first choice for development of the Rampart-Loyola
Area. Since these uses wiil reinforce the division between
the Superdome, the Civic Center, and the existing Office
Core, a most important objective for development is the
provision of better pedestrian circulation.

(1) Pedestrian System
Connect the Superdome and Poydras Plaza with Mid-Poydras

by means of clearly defined pedestrian paths. These should

AREA 2C
THE RAMPART/LOYOLA CORRIDOR
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include pedestrian bridges between the Civic Canter and the
Office Core as well as at Poydras Plaza.

{2) Satbacks

Provide controls for private office development at Rampart
and Q’Keefe Streets 10 encourage setbacks from Perdido
Street with landscaped pedestrian areas. This could include
closing of Perdido Street to automobile traffic.

{3) Landscaped Pedestrian Areas

Provide controls for private hotel development between
Poydras and Lafayette Streets to encourage landscaped
plaza and gardens associated with the Lafayette Mall.

{4) Strest Landscaping

Landscape Loyota Avenue to reduce noise and air poliu-

tion from autos. Permit high and middle intensity hotel and
motel development so that this area opposite the Superdome
can become a hotel row,

(5) Control of Development Intensity

Development intensity should not exceed about FAR 14.*
The Loyola-Rampart Area is viewed as a future hatel-motel
area. It offers potential for expansion of the Office Core to
the Lakeside without destroying historic structures toward
the River. The key abjective of development controi in this
area is to encourage private development to provide land-
scaped pedestrian areas as part of their program.

AREA 3: UPPER CANAL STREET

The Upper Canal Street Area lies between two publicly con.
trolled areas, H.E.A.L. and the lberville Housing Project. Land
is predominantly commerciat and residential use. Some of
Central New Orieans’ largest hotels front on Canal Street.

The retail use of Upper Canal is less intensive than in Area

1A or 1B. No historic buildings ara located in the entire area,
The development advantages of the area are its proximity to
the Vieux Carre, H.E.A.L., and its location at a major entrance
to the CBD. It is also an extension of the continuous strip

of commercial an Canal toward the Lake north of Claiborne
Avenue. There are at least four potential sites for new devael-
opment fronting on Canal Street. Property not fronting on
Canal has less potential.

Objectives for Development of Upper Canal Street
The future of this area depends somewhat on the possibility
of reinforcing and enhancing the existing retail business on
Lower Canal Street. The major use of land should include
potential retail and related service activity as well as residen-
tial uses.

{1} Increass Hotel and Residantial
Increase the all-day population of this area with new hotef
and residential development.

{2)  Strest Landscape

Landscape the street edges consistent with street improve-
ments on Lower Canal Street, especially street trees and ped-
estrian amenities such as bus shelters,

*{Specific FAR not endorsed by GMP, subject to further study.

(3}  Pedestrian Ways :
Pravide safe pedestrian access between this area, the Vieux
Carre, and H.E.A.L.

{(4)  Development Intansity -

Maximum FAR in this area should not exceed about FAR 14,
subject to detailed zoning analysis.* The development program
indicates a total of 1,400,000 square feet of new development
in Upper Canal Street by the year 2000. This development is
expected to be mostly hotel and retail growth.

AREA 4: H.E.A.L. AND THE CIVIC CENTER

Plans in the Civic Center and H.E.A.L. are for both long

and short range growth. The existing Community improve-
ment Plan for H.E.A.L. is included as part of the CRDC!Plan,
The recommendations of the Plan call for a major growth of
the institutions in the area as well as improvement of the
area’s relationship with adjoining areas. The development

of the Civic Center is nearly complete and serves as the
visual focal point from Louis Armstrong Park as well as the
potential focal point from the Office Core along Perdido
Street. Most of the problems and opportunities of this area
have been addressed in detail under published plans. The

key implications for the rest of the CBDCIPlan are reiated

to employment growth (13,600 in 1974 to 18,000 or more
in the year 2000}, over-spill parking requirements and poten-
tial residential market demand generated by this growth:

Objectives for New Development in Action Area 4
(1) Complete H.E.A.L. Plan

Continue all development propased by the H.E.A.L Plan
according to time schedule,

{2) Transit and Parking

Promote increased transit ridership for emplayees by pro-
viding access to bus shuttle systsm and peripheral parking,
as well as connections to low-income neighborhoods.

(3) Pedestrian Connections

As responsibility of revised H.E.A.L. Plan, promote better
pedestrian linkages within this sub-area and between it and
the Office and Retail Core for mutual benefits.

{4) Streat Landscaping
Landscape Loyola Avenue to emphasize the formal vista
between Louis Armstrong Park and the Government Center.

(5) Traffic Control

Discourage auto traffic through this area especially at spe-
cial event time when the Superdome is exiting its parking
facilities. **

(6) Control of Development Intensity
Development intensity and controls should not change from
those existing or proposed in the H.E.A.L. Plan.*

The action in this area is related to already proposed devel-
opments and careful control of vehicular traffic is needed
through and to the area. But perhaps most important is the
**(Soma specifics of the movernent system not endorsed by the GMP,
subject to further transportation planning.)
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benefit the additional employment can give to other parts
of Central New Orteans, especially in generating demand for
in-town residential development.

AREA 5: THE SUPERDOME AREA

Everything about the Superdome is big including potential
problems and opportunities. The visual impact of this sta-
dium is overwhelming and can be seen for miles. This Action
Area has a monumental character that contrasts sharply with
the small scale pedestrian character of the Vieux Carre; yet
both are key factors in the growth of Central New Orleans.
The Superdome Area includes that covered in the Superdome
Plan as well as the Poydras Street frontage facing it. The
zoning category presently is L-! (light industrial) which per-
mits an FAR of only one. This is consistent with the inten-
sity of the Superdome but does not take into account the
impact, both direct and indirect, of this facility.*

Although predicting impact of the Superdome is very diffi-
cult, one thing is certainly clear. Any other development
within its area should be kept to a minimum until the im-
pact is measured. Therefore, the objectives for new develop-
ment within this Action Area are related to impact of the
Dome itself with no additional program, This is particularly
true of office and commercial originally propaesed in the
Superdome Plan between the Superdome and the Pontchar-
train Expressway.

Objectives for New Development of Superdome

Area _ .

{1) Shuttie-Bus System

Parking entrance and exit to the Superdome should be con-
trolled with a coordinated interface between this parking

and a shuttie-bus system. The shuttle-bus can serve not only

to deliver vigitors to the stadium but also to move employees
from the Superdome to the Office Core and Povydras/Riverfront
Carridor, when the stadium is not in use® as in (3) below.

{2)  Use for Peripherai Parking
Peripheral parking for CBD employees should be located in
this area with flexibility regarding the amount. The Super-
dome is building a 5,000 car facility with proper shuttle-
bus connection. A substantial portion of this can serve spill-
over Core demand.

&8

Since the facility is about t0 go into operation, experiments
in scheduling and pricing can be carried out to maximize
the effectiveness of this major public investment.

(3)  Limit Other Traffic-Generating Activities

Minimize development of the Dome Area to those uses re-
lated to the function and service of the stadium. This will
keep problems of parking, flooding, noise and traffic limi-
ted to the Superdome itself and encourage development
opportunities related to stadium events to locate in areas
where such problems are less critical.

{4) Pedastrian Connections
Pedestrian walkway connection to Poydras Plaza and across

Loyola from the Dome is important since large numbers of
stadium visitors will enter and exit in this direction. Also
pedestrian linkage should be encouraged between this area,
the Civic Center and HEAL. The terminal for the Amtrak
trains is presently within this Action Area. Linkage between
this terminal and the Superdome and the bus-shuttle will in-
crease the potential for arrival by transit.

{5) Mass Rapid Trahsfer Point

The possibility of using existing rail rights-of-way for com-
muters needs 10 be explored with the raiiroad terminal serving
as a mass rapid transit connecting point. With the impact of
the Superdome on the Central Area hard to predict, the
CBDCIPlan is cautious in this area,recommending minimum
private development, The current zoning at FAR 1 is very
limiting to private developers, and no change is recommended
by the Plan. Once the stadium has been in operation for a
period of time, the area across Poydras Street from the
stadium can be reevaluated if traffic and environmental im-
pacts have not proved tao serious.

~

AREA 6: THE UPTOWN ENTRANCE TO
THE CBD

From the Poydras/Riverfront Corridor uptown to the Pont-
chartrain Expressway U.S, 90 lies the most varied used in the entire
Central Area. The area contains a mixture of manufacturing,
warehousing, commercial, a thriving Skid Row, and scat-
tered vacant structures, among them many historic buildings.
For all its variety this area exhibits one uniform quality —
the beginning of change. The change in the area is related

to the spot renovations of historic buildings for office and in
a few cases residential use. The change is reflected in the
departure of warehouse and industrial employers to other
areas. However, as the physical appearance shows signs of
change, the social appearance is still one associated with left-
over urban service or CBD “frame"” activity. Whether the
area is filled with warehouse structures which require night
watchmen to protect them or cheap hotel, blood bank and
services catering to Skid Row denizens, it is the social en-
vironment which appears more resistant ta change than the
physical,

The CBDCIPlan proposes to accelerate change within Action
Area 6. [t refers to development opportunity and transpor-
tation improvements but clearly the major action to be taken
is associated with the social issue of Skid Row and its atten-
dant problems, These probiems must be dealt with before the
physical and economic opportunities can be acted on. The
details of a program to deal with them have been referred

to in Early Action documents and are contained in the De-
velopment Program. The Plan for Area 6 discusses future

use of land and the possible private development specifically.

Four sub-areas are identified in Area 6 for purposes of a
growth strategy for the year 2000. The success of the strategy
depends on public resources, national urban policy and local
commitment. With the proper combination of these, Action
Area 6 can become a true new town-in-town which can bene-
fit from, as well as provide benefits to the Core of the C8D,
*(Specific FAR not endorsed by GMP, subject to further study.)
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the Vieux Carre, and adjacent residential neighborhoods.
The proposed Lafayette Square Historic District overlaps
three of the four areas as well as part of Action Area 2, and
is discussed first.

The Lafayette Square Historic District

Lafayette Square is not only the focal open space of a group
of historic buildings but also the center of an area where
numerous events of historic importance occurred. The Square
and these structures combine to create a special kind of
ambience and "tout ensemble” of great value to the emerg-
ing character of the area. The proposed Historic District

will extend into the Mid-Poydras Corridor toward the CBD,
and into three of the sub-areas of Action Area 6.

Area 6-A: Uptown St. Charles

The continued success of tha St. Charles trolley is a bit of
transportation history which may presage the renaissance of
mass transit. The trolley and St. Charles Street are as much
a part of New Orleans as the Quarter and fine food. Unfor-
tunately the trolley rider from Tulane University and Up-
town St. Charles Avenue is greeted with an unpleasant entry
to the CBD as he is shunted around Lee Circle and through
Skid Row before arriving on “safe” turf downtown after
crossing Poydras Strest.

The Uptown St. Charles sub-area is plagued with all of the
physical problems associated with Skid Row as well as traf-
fic congestion, an-street loading for commercial uses, and
many deteriorated structures many of which have historic

value,

auVvMOH

ST. CHARLES

St. Charles Street, Carondelet Street and Camp Street are

of critical importance in the development of Action Area .
If the problems associated with the present uses of the strue-
tures here can be dealt with and the structures rehabilitated
by private developers, the major Uptown entrance to the
CBD can be developed in the manner appropriate to such a
fine historic area.

The Development Objectives for Uptown St. Charles
The two block area from Camp to Carondelet Streets from
the Pontchartrain Expressway to Lafayette Square should
become the majar residential corridor linking the CBD

with the Lower Garden District.

(1} Residential Davefopment

Residential development should be promoted, with con-
tinuing control of street scaie and activity along the St.
Charles entrance.

{2) Pedestrian Entrancs
Devetopment should have retail frontage on and pedestrian
entrance from St. Charles Street.

(3)  Street Lighting and Landscaping

St. Charles Street should receive landscape and lighting treat-
ment which enhances the existing lights but does not re-
move them,

HISTORIC STRUCTURES
AREA BA
UPTOWN ST. CHARLES
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(4) Scale of infill Development

All infill development fronting on Camp, Carondelet, or
St. Charles Street should fit the scale and character of the
historic structures.

(8) Control of Developmant Intensity

New residential for a minimum of 30’ depth, adjacent to
main streets, should not exceed five stories, the height of
the Lafayette Hotel. Beyond that depth an FAR of about
10 is recommended, subject to detailed zoning analysis.™
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{6) Eliminats Skid Row

To implement the plans for this area, resources beyond those
presently available to the City will be required in terms of
Skid Row. A City policy for removal of “parasite” uses
should be adopted. Finally, a comprehensive action plan for
the detailed development of each property in this area should
be prepared as the guide for sensitive growth in this critical
sub-area.

Area 6-B: The Uptown Baronne Area

Many of the mixed [and use characteristics of the St. Charles
Area also apply to this sub-area. However, as a generai state-
ment, there is less architectural history here. Aithough some
buildings have been restored and many others have been de-
molished, there are also one story commercial buildings,
used car lots and a chaotic arrangement of street frontage.

Howard Avenue is a major boulevard connecting Lee Circle
and Loyota, yet thestructures on Howard and its lack of
landscape treatment do not enhance the development po-
tential as do the other bouievards in the Central Area.

Objectives for the Uptown Baronne Area

The future of this area depends on the character of the
Lovola-Rampart development and the St. Charles Corridor
development. |f Loyola becaomes a strip commercial motel
area, very little positive change may occur along Baronne.
If, however, St. Charles Street is renewed and residential
uses built there, new residential uses in perhaps a rich land-
use mixture may be attracted here,.

(1) The Upgrading of Howard Avenue

The most important objective for this area refers to the up-
grading of Howard Avenue. This boulevard should also be
extended to the River to serve the future new development
at Front Street, and act as a distributor street for traffic
coming downtown,

(2) Residential Reuse ,

The second objective is related to the development of St.
Charles Street. Carondelet Street and Baronne Street now
have less development potential than St. Charles but if the
redevelopment for residential purposas is successful at St.

‘Charles, the effect will surely spread to the Baronne sub-

area.

{3) Contain and Eliminate Skid Row

A potential danger to the renewal of St. Charles Street is
the displacement of Skid Row to other areas. This should
not be allowed to occur in the Study Area or anywhere else.

{4) Control of Development Intensity

One of the present advantages for development in this area

is the relatively low land value. As growth occurs in adjacent
areas, values will not remain low. In the short range, however,
the very fact that land price is low may attract development
which would benefit the area. Moderate intensity develop-
ment up to FAR 6 should be encouraged here.*

Area 8-C: The City-Owned Waterfront

In a trade with the developers of International River Center,
the City obtained a large site Uptown from the Center at
the foot of Howard Avenue. This land is now vacant, While
the current potential of the property is limited, it will be af-
fected substantially in the future by the development of
adjacent areas.

Objectives for Development of the City-Owned
Riverfront

The River Center development and reconstruction of Howard
Avenue and Front Street as a River Boulevard will enhance
the value of City property in the future. In the short range an
immediate use of the property can include a8 major peripherai
parking lot. Other possible short-term uses may- be considered
but should not preempt the long-range potential as the Plan
for the year 2000 cails for more intensive and predominantly
residential uses when International River Center is far ad-
vanced.

(1)  New Park at River

lLocate a new City park at the foot of Howard Avenue with
low intensity reisdential development above parking over-
Igoking the park.

*(Specific FAR not endorsed by GMP, subject to further study.)
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{2) Residential Development

Construct high intensity residential development over the
rail lines in @ manner similar to the International Trade
Mart and River Center areas.

(3) Platform Development

Platform development abave continued dock activity at the
River should link this area with the International River Cen-
ter by the River Walk.

{4) Peripheral Parking

Both in the short and long run the peripheral parking func-
tion serves as the terminus of the CBD mini-bus shuttle and
provides for overflow parking for the River Center and the
Poydras/Riverfront Corridor.

{5} Bridge Connection

A direct connection to the Mississippi River 8ridge can take
advantage of this:area as an entrance area to the CBD. This
however has not yet been finally determined by the regionai
study still underway. .

Area 6-D: The Wholesale-Warehouse-Manufacturing
Area

This area, like the Uptown Baranne section, has a present

use which appears to have a gradually decreasing significance.
Many wholesale and warehousing uses here are related to the
Port. If the Port begins to move, the value of this area for
wholesale and warehouse will decrease although certain manu-
facturing uses unrelated to the Port will still remain viable.

With such a situation the relationship to adjacent areas will

be important for future development. Perhaps the most im-
portant linkage is along Tchoupitoulas and South Peters
Streats where private and public investment in the Italian Pi-
azza serves as the entrance 1o this interesting area of fine old
warehouse structures. In addition the St. Charles Area with its
historic structures and the Riverfront development serve as
clear boundaries for what presently is the mast uniform land
use in Action Area 6.

Many of the high employment manufacturing buildings have
been designated as Givens because of employment intensity.
However, whenever an employer chooses to move his facility
t0 another part of the City the reuse of the building for whole-
sale or warehouse purposes may be less artractive than per-
haps a total rehabilitation for speciaity retail, commercial or
even residential. Depending on the success of the residential
construction on the River and at St. Charles, this area may
totally change its use or remain much the way it is. In any
case new development should respect the fine character of
the warehouse structures.

Cbjectives for the Wholesale and Manufacturing Area
{1)  Renhabilitation of Structures

Retain the scale and character of the district by restoration

or replacement with similar structures. Rehabilitation of the
block between Camp and Magazine, the entire length of Area
6, should be 3 priority.

*(Specific FAR not endorsed by GMP, subject to further study.)

**(Some specifics of the movement system not endorsed by the GMP,
subject to further transportation planning.)

AREA 6C
THE CITY-OWNED RIVERFRONT

{2) River Boulevard-Howard Avenus Connsction

Increase access by widening Howard Avenue from Lee Circle

to Front Street as a full landscaped boulevard to act as a distrib-
utor of Uptown traffic.

(3) Residential Uses and Control of Davelopmant Intensity
Permit residential construction in the area and restrict build-
ing intensity to a maximum of about FAR 6, subject to de-
tailed zoning analysis.*

{4) Mixed Land Usas

Encourage mixed commercial and other uses including some
wholesale-with-stock type, especially along Tchoupitoutas

and S. Peters, that are compatible with the strong manufacturing
activity to remain.

{8} Parking Garages

Construct parking garage facilities generaily uptown of the pro-
posed Lafayette Mail with residential use above the first several
floors. These garages should have major access from Girad Street.

(6) Increased Access from Bridge

Connect the area to the proposed new Mississippi River Bridge
if it is located paralle! to and downriver from the prasent
bridge to refieve other Uptown ramps and improve access to
the Riverfront.**
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Land Use In The
CBD Core And Frame

THE CBD TODAY

The New Orleans CBD Core has been traditionally the center
of the Region. its functional areas are those of such a.center:
retail shopping, office, government and service. in addition
some of the uses remain from past functions such as ware-
hause, wholesale and industrial. Thess uses are still viable
today as long as the CBD remains the loccation for intensive
Part activity. 1f Centroport (the relocated port facilities to
the east of the Central Area and in New Orleans East) grows
as proposed, however, and Port-refated industrial and ware-
house development follows, a change of use can be expected.

The truly unigue characteristic of the land use in Central New
Qrleans is its refative concentration in refation to regional
land use. in terms of retail and office space as well as hotel,
the New Orleans Region has a far higher percent in the CBD
than other American cities, This is a healthy sign and eco-
nomic forecasts predict a continuing growth in these areas.

The recent rise of development intensity in the CBD has
caused pressure for another major land use which can easily
be predicted from such growth.

Parking: Grade level lots have sprung up along Loyala Ave-
nue, Rampart Street and within the core of the Office and
Retail Areas. There is little parking coordination and at
present within the CBD 40% of the land area is either vacant

or in parking use. Although bus rapid transit within New
Orleans is good and ridership considered high, relative to
other cities, the very volume of employment growth and
higher transit rates will place pressure for more parking use.

THE FUTURE ROLE OF THE CBD

The potential future of the CBD is reflected in the future
of the Region. In the New Orfeans Area a full range of at-
titudes toward growth extend from “zero population growth”
10 rapid economic advancement, Neither zero growth nor
accelerated growth is realistic in the New Orleans Region
since whether or not growth is desirable in this Region, a

. nPARKS&éEMETE?Y
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lot of it is inevitable, predictable, and must be accommodated.

investment in such facilities as the Superdome and Centra-
port induce growth. The empioyment forecast indicates a
regional population increase of almost 25% by the year 1985.
The percentage of employment which will locate in the CBD
and the land use characteristics ars described in Part 3 fol-
lowing.

From the accompanying charts and detalled analysis the -
following are conciuded:

(1)  Substantial office, hotel and retail growth wiil occur
in the New Orleans Region in the next 25 years and a large
proportion of this growth will occur within the CBO.

(2)  The building form this growth will take will be larger
and more intense than much of the past 25 years develop-
ment.

{3}  Although empioyment will increase within the CBD,
its beneficial location will depend upon a plan and realistic
program of implementation.

{4) Residential land use is dependent on the success of
the office development, the provision of amenities, and a
continuing public effort to preserve the quality of life in
Central New Orleans.

{8)  Industrial and warehouse use is not expected to graw
within the Central Area. However, service uses such as print-
ing and office services are related to growth of the office em-
ployment and may expand.

Expansion is predicted in the office and service areas, the
hotels and the retail services. The Generalized Land Use Maps
indicate the location of land use activities. The Qffice Core
extends from Loyola to St. Charles between Canal and Poy-
dras. The Retail Core centers on Canal Street with the most
activity from Rampart to Camp Streets. Hotels of the high-
est intensity are along Canal Street at either end of the Re-
tail Core and in the Poydras/Riverfront Corridor.

Industrial and wholesale uses are scattered about the CBD
with heaviest concentration near the Port. One area Uptown
from Poydras Street still retains active industrial employ-
ment.

The Generalized Land Use Map showing functional areas is
broken down to specific land uses in the ‘sieve map’ series
shown here. A critical map for the CBD however is that
showing vacant and automobile related uses for the Core.
So much land is presently available in this category that
further expansion of grade level parking will seriously af-
fect the character of the C8D.

THE FUTURE LAND USE CONCEPT

Mast high intensity growth in the CBD is planned to occur
in the Poydras/Riverfront Corridor from the Superdome to
the River. This growth will join the major mixed-use pro-
jects at the River and adjacent to the stadium. Loyola Ave-
nue is proposed as primarily hotel and motel development;
Poydras Street is primarily office development at its Lake-
side end, residential on the Riverside end. Six potential of-
fice building sites have been identified adjacent to the exist-
ing Office Core and one major site has been suggested across
from One Shell Square on Poydras Street.

The potential for residential development on the Riverfront
is the highest in the present day Central Area. Other new
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neighborhoods within H.E.A.L. and Upper Canal Street,

as well as along St. Charles Street can be created. In addi-
tion strengthening the residential neighborhoods of Faubourg
Marigny and Treme will help direct commercial growth into
the CBD and prevent commercial encroachment,

Retail development in the three major projects: Poydras
Ptaza, River Center and Canal Place should not be of such a
magnitude as to compete with Canal Street, Canal Street
from Loyola to Camp Street is the historic shopping center
and will continue as such. A possible minor expansion of re-
Lt tail, which would not compete with Canal Street, is in the
] ;D historic warehouse district below the Qffice Core. The future
use of this area is small service and specialty retail and resi-
dential uses of a character similar to those in the Vieux Carre.
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gradual change to office service and possible residential use.
Small professional offices, tourist services and less intense
land uses can be expected here in the future.
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The current excess of grade level parking will change when

new developments begin construction. The concept for

meeting parking demand includes location of major peri-

pheral parking facilities in four locations:

{1) along the River at the foot of Elysian Fields to inter-
cept downtown and Lakefront trips;

(2) at Southern Railway Station on rail air rights to inter-
cept Expressway arrivals from the east;

{3) at the Superdome garage for trips from the west;

{4) on City-owned land at the foot of Howard Street to
intercept CBD trips from across the Mississippi River.

In addition to peripheral locations within the Central Area
parking lots across the River could serve to deliver CBD des-
tined trips by park and paddis facilities.

Short term parking will intercept trips from Uptown loca-
tions at Girod Street where hotel and residential garages can
serve the dual purpose as day time parking for CBD visitors.
These garages serve as transfer points to the shuttle system
which will run along Lafayette Mall and for use of the St.
Charies trolley on St. Charles Street and Carondelet Street.

THE INTENSITY OF LAND USE

Land use intensity is measured in FAR or total floor area
ratio to lot area. In the New Orleans zoning code,-parking is
not considered part of the FAR in CBD-1. However, in most
instances it is the parking which has the greatest effect on
streets adjacent to high FAR buildings. For example, the
development of One Shell Square hasa FAR of 14.4 ex-
cluding its garage. Including the garage, the FAR is 17.5.
This block intensity is presently the highest within Central
New QCrleans although individual property intensity may be
higher.*

Today there are only two block averages within the CBD
Core area which exceed FAR 10 and the overal! developed
FAR is presently less than 3. individual buildings of course
are higher in a number of instances than block averages. This
figure also is somewhat misleading since a great deal of land
within the Core is presently vacant. However, new develop-
ment within the CBD is generally well below the permitted
FAR 20 and the only proposed development that is pro-
posed to exceed it is the Roussel development on the old

St. Charles Hotel site.

*{A proparty-by-property developed FAR magp is available at the GMP

office and is not included here becausa of the difficulties of reduction
to report size.) .
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Table 6: New Orleans Cantral Area Core
Summary of Spaca and Employee Projections 1974-2000

Space Employees

Office Space: '
Total 1974 7,508,000 Sq.Ft. 37,500
Total 1990 16,500,000 Sq.Ft. 76,000
Total 2000 18,560,000 Sqg.Ft. 85,500
NET NEW 1974-2000 11,052,000 Sq.Ft. 48,000
Hotel Space:
Total 1974 4,300,000 Sq.Ft. 4,300
Total 1990 9,200,000 Sqa.Ft. 9,200
Total 2000 9,980,000 Sa.Ft. 9,980
NET NEW 1974.2000 5,680,000 Sq.Ft. 5,680
Retail:
Total 1974 3,470,000 Sa.Ft. 9,913
Total 1990 4,040,000 Sq.Ft. 11,500
Total 2000 4,383,000 Sq.Ft. 12,500
NET NEW 1974-2000 913,000 Sq.Ft. 2,587
Housing:
Total 1974 50,000 Sq.Ft. 100
Total 1980 5,500,000 Sq.Ft. 12,650
Total 2000 8,000,000 Sqa.Ft. 18,400

7,950,000 Sa.Ft. 18,300

NET NEW 1974-2000

The effect of FAR is felt in different ways. High intensity
office use means a need for pedestrian space at the ground
level for entering and exiting. |t means short distances to
parking concentrations and transit facilities. |t also-means
pressure on adjacent properties which may not be developed
to a high intensity. This pressure can often be good where

it encourages growth or bad when it produces congestion.
The proposed Plan for the CBD envisions a high intensity
Care which is today’s Office Core with an adjacent zone
along Poydras Street which encourages similar intensity.
The historic areas along Canal Street and below the exist-
ing Office Core should not develop to a higher intensity than
presently exists.

PROPOSED FAR LIMITS

The average FAR of all proposed new developments is be-
low 7 and Poydras Plaza, the highest intensity of all the
major projects totals only FAR 7.3. The proposed Plan
illustrates land use intensity for growth along Poydras Street,
Upper Canal Street and St. Charles Street. The maximum
FAR should not exceed 14 and the highest block intensity
proposed is less than that of One Shell Square.*

Implications of this growth are measured by the need for
parking, pedestrian spaces and in certain cases traffic separation.

*{Specific FAR not endorsed by GMP, subject to further study.)
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Details of new zoning categories are not appropriate to the
CBDCIPlan and must be developed as amendments to the
Zoning Ordinance as part of a special zoning study. This in-

cludes incentives for special design features such as arcades,etc.

The proposed FAR limits are included and show a rezoning
to FAR's of 14, 10 and 6 in various portions of the CBD.
The reduction from the present FAR limits of 20, 15 and
10 can be compared with the two maps.*

THE INCREASE IN EMPLOYMENT

A dramatic increase in CBD employment is forecast within
the next 15 years. If employment continues to increase at
the same rate till the year 2000 nearly 120,000 people will
work in Central New Qrleans at that time. The location of
the employment growth can 1o a degree be predicted based
on Probability | and | space projections, with the additional
between 19885 and 2000 allocated by the Urban Design Conicept
of the Plan. The employee distribution map illustrates major
employment concentrations at the Poydras Plaza, River
Center and Canal Place developments as well as on Poydras
Street adjacent to the existing Qffice Care.

If emplayment concentrations follow this pattern, there are
clear implicatians for the transportation system needed to

*(Specific FAR not endorsed by GMP, subject to further study.)
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meet the peak hour demands of these workers,

AUTO ACCESS AND PARKING

From the location of future employment one can clearly
see a heavy concentration in and adjacent to the existing
CBD Office Core. This employment growth must be served
by auto access and parking. As a genera!l principle, the major
auto entrance to the CBD is from the Expressway system
and major arterial boulevards and streets such as Rampart,
St. Chartes, Canal Streets and Loyola Avenue. If all required
parking were placed on the site of the emplayment, the
street capacity could not handle the peak hour departures
from the garages. The Land Use/Movement System Cor-
relation Model for the CBD Core shows excess capacity
within the Core by 1980. However, such capacity requires
certain improvements which spread concentrations of park-
ing in accordance with the Urban Design Concept.

The concept for auto access and parking recommends
minimum parking within the Office Core as well as in the ex-
panding Poydras/Riverfront Corridor. Ail-day parkers wiil be
encouraged to use intercept parking and peripheral lots

with easy connection to the Exprassway system and transfer
to a mini-bus shuttle which will go directly to the high
employment centers.

Auto access by arterial streets will connect with close-in
parking facilities on Rampart Street, Girod Street and at
each major new development site. Rates at these parking
concentrations will be higher than at peripheral parking and
appesl to short-term parkers, Of soecial note is the proposed
new Howard Street Boulevard and its connection to the
River developments.

This boulevard will parallel the Pantchartrain Expressway
and offer easy access to and from the Riverfront projects.
It should be noted that this is an access and distributor road.

Visitors to the Vieux Carre, the Riverfront and employees
who wish to use the peripheral parking facilities will be able
to use this Boulevard. Through-movement is discouraged
since the Boulevard stops at Poydras Street and only in-
directly connects to Decatur Street. Oniy underground park-
ing facilities and transit continue to Canal Street.

TRANSIT ACCESS AND ITS RELATION TO
PARKING

The major concept of transit for the CBD is an"inner-district
shuttle system which distributes riders from peripheral
parking to major shopping, employment or convention
facilities. No major alteration to the bus transit system
other than that presently proposed is envisioned. No rail
rapid transit system into CBD Core is proposed at this time
although a recommendation is that a feasibility study be
made of possible use of existing rail rights-of-way.

However, continuing use of the St. Charles trolley and intro-
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duction of increased use of Algiers Park and Paddle facility
are recommended.

All major developments and high employment concentrations
will be linked by a special shuttle system running on Lafayette
Mall, Canal Street, extending along the Riverfront and through
the H.E.A.L. and Superdome areas. This systemn can begin
immediately as a mini-bus with possible upgrading of the
hardware, governed by future study and technological changes.

THE OPEN SPACE AND PEDESTRIAN CONCEPT

Pedestrian Access and Its Relation to Transit

The pedestrian experience in New Orleans is the major reason
for its present success. The French Quarter, Canal Street and
the Office Core are interesting and by and large pleasant
places to walk. The historic buildings are exciting visual
experiences as are the historic lighting and interior block
landscape vistas.

This experience must be built upon for future growth of the
CBD. The principles of pedestrian access require closing
certain streets to automobile traffic but not transit traffic.
These pedestrian paths should be active and well landscaped.
In addition they should be closely associated with transfer
from automobile or high density residential areas to encourage
activity. . -

Parks and Plazas ,

In addition to the pedestrian paths, parks or plazas will be
located to enhance the pedestrian experience, The existing
or proposed public parks as elements of the Open Space
System include Jackson Square, Louis Armstrong Park,
the Government Center, Lafayette Square, Spanish Plaza,
Italian Piazza and Lee Circle,

The Riverfront will be developed with an elevated pedestrian
walk connecting the Moon Walk, Spanish Plaza and 3 new
park associated with the City-owned property at the foot

of Howard Street.

Pedestrian bridges will join Poydras Plaza to the Lafayette

Mail and the Government Center to private development on
Perdido Street. Finally the boulevards throughout the CBD
shouid be landscaped to capture the character of the streets
outside the CBD such as Canal Street and St. Charles Street.

CITY EDGES SKETCH OF A PRT SHUTTLE, shows one possi-
bility for new transit aiong Poydras Street. (Tulane Study)

The Movement
System In The CBD
Core And Frame
1990-2000"

THE TRANSPORTATION SYSTEM FOR 1990

The transportation system for 1990 was developed to serve
the proposed Land Use Element. The proposed land use em-
phasizes growth along Poydras Street and the Riverfront
development with some in-fill sites along upper Canal Street.
This recommended concept is similar to the land use alter-
nate plans (1) and (3} discussed below. The 1990 movement
system is based on the assumption that the Probability 1
and 2 growth will be completed. The 1990 system considers
pedestrian, auto and transit modes and their limitations and
opportunities posed by the new development,

Street and Transit System

The Probability 1 and 2 development is composed of approx-
imately 10.8 miltion square feet of additional space, used as
retail, hotel or office floor space. This usage generates
approximately 126,000 additional two-way person trips per
day. Adding Probability 1 and 2 floor space to the existing
floor space in the Core Area, it is estimated that approxi-
mately 356,000 two-way person trips will impact the area
each day by 1990Q.

Realizing that this forecast is about a 55% increase over the
existing person trips which operate on an over capacity street
system in the peak hours, it is apparent that the existing
street capacity must be increased or other modes of person
movement instead of the automobile provided.

In order to assess the amount of demand placed on the
existing transportation system, assuming no major changes
in characteristics of this system, other than short-term, non-
capital intensive improvements, certain generating factors
for the a.m. peak hours have been developed for use in
predicting the additional person trip attractions to the Core.

The peak hour generating factors applied to the new devel-
opment’s floor space were 3.5 person trip attractions per
1,000 square feet of office space, 1.0 person trip attractions
per 1,000 square feet of retail space, and 1.0 person trip
attractions per 1,000 square feet of hotel space.

Approximately 24,600 person trip attractions were calcu-
lated using the above generating factors. Assuming continu-
ation of 8 70%-30% modal split and a 1.4 auto occupancy
ratio, 7,400 transit trips, 17,200 auto passenger trips, and
12,300 vehicle trips were calculated. Table 2 displays the
percentage over-capacity of the operation of intersections
when impacted by the increase in a.m. venicle trips.

The accompanying figure shows the results of a manual as-

signment of the predicated vehicle trips, based on the shortest

distance and most direct route to the existing street system

**{Some specifics of the movement system not endorssd by the GMP,
subject to further transportation planning.)
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and its related service volumes. The analysis shows that re-
tention of a 70%-30% modal split is not feasible given the
existing street system and right-of-way limitations imposed
by the existing development.

Based on the peak hour vehicle trips and parking require-
ment factors utilized in similar type developments, the park-
ing demand and its related impact on the surrounding block
faces and street system were analyzed for each site. Subse-
quent to analysis of the additional amount of vehicles the
street system could service in conjunction with parking en-
trances and exits, the aliowable number of parking spaces
for each site was estimated. The overall parking demand
generated by the new sites is approximately 14,000 spaces,
while only 2,800 spaces could be allowed due to the possible
queuing effect and imposed congestion on the surrounding
street system. The allocation of these parking spaces by site
are shown on the Parking for Future Development Map.

This analysis considered the fact that the present service
volumes can be increased by 10% with the implementation
of computerized traffic controls and remova! of peak hour
on-street parking and loading. it was not determined feasible,
however, 1o retain the present modal split within the Core
Area even after considering a 10% capacity increase.

Based on previous analysis a transportation system with
greater transit emphasis was developed. 1t was assumed that

£ ‘ 7
=% Probability 142 Sites
d8 Peak Hour Vehicle Trips

Capacity
HCOUR CAPACITIES DUE
o TO PROB 1&2 DEVELOPMENT
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the basic 70%-30% modal split coming into the Central Area
from the new regional development can bé accommodated
until impact with the Central Area street system, There are
approximately 13,000 transit person trips and 30,000 auto
person trips presently entering the CBD Area in the a.m.
peak hours.

By 1990, it is estimated that 22,000 transit person trips

will enter the area, with 66,000 auto person trips entering.
This assumes that 10,000 persons of the 24,000 additional
person trips generated by the Probability 1 and 2 develop-
ment will enter by transit mode and the remaining 14,000
persons will enter by auto. This gives a new modal split of
67%-33% for persons coming into the Central Area from the
new regionai development.

At present the modal split is 70%-30%. The 14,000 additional
persons utilizing the auto mode will be intercepted at four
peripheral parking locations on the periphery of the Central
Area and at a few smaller fringe parking sites as shown on
the Proposed Peripheral Parking Locations Map.

Once these additional vehicles are intercepted at these
parking locations continuation of these person trips into
the Core Area will be accomplished by a bus shuttle system
as shown.
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Table 7:
A.M. Probability | and |i Peak Hour Trips

Person Auto Per- Vehicle

Trips Transit  son Trips Trips
Poydras Plaza 6950 2,085 4,865 3,475
International Rivar
Center 5,090 1,527 3,563 2,545
Canal Place 5,250 1,578 3,675 2,825
Pan Am Building 5,625 788 1,838 1,313
Government Center 770 231 539 385
St. Charles Building 3,160 948 2,212 1,580
South Federal Savings 170 51 119 85
Elk Medical Canter 390 117 273 195
Howard Johnson 200 60 140 100
Fairmont-Roosavelt 25 8 17 12
TOTALS 24,630 7,390 17.241 V12,315
Shuttle System

At present there are approximately 12,350 persons riding
transit into the CBD during peak hours. This is about 30%
of ali trips into the area. The transit system has a peak hour

_.surplus capacity of about 32% or about 6,100 riders. The

five year transit improvement program will add an additional
capacity of about 2,000 riders with new express service from
outlying park and ride facilities. Ferry capacity will be

tripled with the addition of another ferry at Canal and with
the recommended new services from the West Bank at Stumpf
Boulevard. Total peak hour passenger capacity on the ferries
will be about 6,000 riders. Total overall peak hour capacity
on transit and ferries will be approximately 26,850 persons

or 14,000 new persons.

Other recommendations of the transit improvement program
call for the development of four CBD fringe parking facilities.
One, at the Dome Stadium with 5,000 cars; a second, at
Armstrong Park with 2,000 cars; a third, at Diamond Street
and the River with 5,000 cars; and a fourth, at Elysian

Fields and the River with 2,000 cars. The four facilities will
be connected by a shuttle loop bus system.

One I00p would run from the Superdome to Diamond Street
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and back alternating between Poydras and Canal Streets.

The other loop would run from Armstrong Park to Elysian
Fields again aiternating buses running on Poydras and Canal.
The intent of having two loop systems, each with fwo se-
parate legs is to minimize travel time while providing coverage
to the entire CBD from each parking site and to enable the
motorist to stop at the facility closest to his origin rather .
than closest to his destination. The Superdome and Diamond
Street facilities should handle about 2,000 cars each during
the peak hour which transiates into about 5,600 persons.
These 5,600 persons would require 80 bus trips in both di-
rections or 40 one-way trips. Given a 30 minute trip time
between the two facilities, 20 new buses would be required
for each site. They woulid operate on a 1% minute headway.

The other two facilities, Armstrong Park and Elysian Fields,
would handle about 2,700 cars for peak hour or about 3,700
persons. Fifteen new buses at each facility running on two
minute headways would be required to handle the demand.

Projections for 1990 show a demand of about 24,500 new
person trips per peak hour. Using a 70%-30% modal split,
17,000 person trips would be by auto (driver and passenger)
and 7,500 by transit.

Another 14,000 person trips could be accommodated by
the fringe parking facilities, 3,000 by ather new parking,
requiring about 7,500 persons to use transit. With a present
surplus capacity of 6,100 persons and a projected increase
in capacity of 6,000 persons including recommended transit
improvements, this demand would appear to be easily met
with this present system. However, it must be noted that
the surplus capacity is based on the sum of the entire cor-
ridors and might not relate to the specific corridor where
the demand is. Population shifts and other trends should
be monitored to determine if any shifting of routes and/or
buses are needed. For example, the Canal Street Corridor
has the least surpius and may require additional buses
while the surplus in the uptown corridor may increase be-
cause of decreasing population. Existing and recommended
buses can handle the additional demand. | needed, other
new buses could be added within the vehicular capacity
constraints of the CBD streets.
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A number of operational improvements can be implemented
which would increase the capacity of this transit system.
These include additional bus lanes on Canal and Poydras to
serve the shuttle loops and skip-stop operation where buses
stop at every other-block. The improvements will serve to
decrease transit travel times, increasing efficiency and at-
tracting new riders.

An alternative to using Poydras for the shuttle loop is to
develop Lafayette Street as an exclusive transit and pedes-
trian street with retail shops and offices. {t would run from
the Superdome to the Riverfront Development and tie in
with St. Charles Street. At present Lafaystte is not recom-
mended for use until retail and pedestrian development is
actually started and the area has some attraction to riders.

Given the need for greater transit ridership, the City should
develop policies and programs to emphasize transit and to
facilitate its movement within the CBD. Policy decisions
concerning parking (on and off street), pedestrian malls,
information graphics and shelters, and transit fares should
be considered. New technology should be studied for possible
use within the CBD, especially for the shuttle loops. Given
the increased demand of buses required and the need for
mobility, a Personal Rapid Transit system with its own
guideway, network coverage, and lack of pollution (visual
and physical) has many possibilities. Studies should begin
now in order that the system would be operating in time to
meet the demand in the future. A Personal Rapid Transit
can and should handle more than just people. It should be
muiti-functional, i.e., capable of carrying goods, mail, trash,
etc. It should serve the entire CBD as one unit working
efficiently in terms of space utilization, movement, energy
conservation and pollution. New facilities should be designed
to be compatible with the use of a Personal Rapid Transit
system, incorporating elements such as elevators and air
conditioning. Considering the present technology and time
frame for designing and constructing a new PRT system, it
is important that such a project be given immediate con-
sideration.

in conjunction with implementation of the transit shuttle
between parking {ocations and destinations and intra-core
area movement, other improvements are necessary for the
system to function as a whole. Additional recommendations
are as follows:

(1) !mprove the existing street system by installation of
computerized traffic controls.

(2)  Enforce ban on peak hour on-street parking, and load-
ing on the new Howard/St. Joseph/River Boulevard facility,
Girod, Poydras, Gravier, Canal, Camp, O'Keefe and Ram-
part Streets and Loyola Avenue. This will make exclusive
bus lanes possible in some areas.

{3} Construct a new facility utilizing Front Street from
Canal Street to Diamond Street, the Rivergate Tunnel, and
upgrade St. Joseph Street with alignment improvements.
with Howard Avenue. Ramps to parking facilities will be
allowed at Canal Place and International River Center

with no additional movement allowed ajong the river.

This facility would have a semi-access control with ramps at

74

Poydras, Diamond and Canal Strests,

{4) Close Perdido Street to through automobile move-
ment.

(5} In conjunction with peripheral parking rates, provide
transit transfers.

(8) Provide a multi-modal terminal at Canal Street and

the Mississippi River.

(7)  Provide two-way directional movement on LaSalle
Street between Gravier Street and Tulane Avenue. This will
allow transit, pedestrians, and emergency service movements.

Presently, St. Charles Street between Lee Circle and Canal
Street services approximately 5,000 vehicles a day in the
upriver direction. During the p.m. peak hour, approximately
1,400 vehicles utilize St. Charles between Julia Street and
Howard Avenue. Some of these cars will be diverted to the
new Riverfront Boulevard, however, the new facility will be
serving a large volume of the future trips and will be unable

to accommodate both existing peak hour and future volumes.

Therefore, St. Charles must continue to serve p.m. peak
travel.

Perdido Street and Lafayette Street, serving travel in the
lakebound direction, are also proposed as pedestrian malls.
Perdido Street and Lafayette Street differ from St. Charles
in the traffic volumes they carry in the p.m. peak hour.
Perdido Street serves an average of 300 vehicles per p.m.
peak hour while Lafayette Street carries about 150 vehicles
in the p.m. peak. Lafayette Street does not provide good
through movement but does serve local circulation. Perdido
Street serves as a collector street but changes direction of
flow at Loyola Avenue and does not provide good through
movement, The vehicles carried by these streets can be dis-
tributed to the other streets serving travel in the lake direc-
tion. These streets should be able to absorb an additionat
450 vehicles due to increases in service volumes after in-
stallation of a computerized signal system and the new River-
front Boulevard/St. Joseph Street facility.

Muiti-Modal Terminal

it is recommended that a multi-modal terminal be developed
for the area near Canal Street at the River. At present there
exists a major bus staging area, ferry and cruise ship termin-
als, a large office building, a convention center, railroad,
trucks, and parking in the area. Future plans call for addi-
tional office and hotei facilities, upgraded ferry and cruise
ships terminals and additional transit. The terminal would
serve 10 coordinate and facilitate movement between the
various modes of transportation with a minimum of conges-
tion. The terminal would connect ferry users directly with
transit vehicles, would provide enclosed connectors between
hotel, office, shopping, parking and convention facilities,
and would provide for a major mixing mode for a future
PRT or other new technology. The railroad track could pos-
sibly serve some high capacity system in the future. One
alternative design would Be to use the existing tunnel under
the Rivergate for the terminal providing below grade access
to parking, offices, and hotels, etc. The Plaza between the
Rivergate and the 1TM Building would be redesigned to pro-
vide adequate access.
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The proposed street changes delineated in the recommenda-

tions are shown above. These changes reinforce pedestrian
and transit usage and provide loading facilities on minor
streets instead of heavily traveled streets. Parking for the
year 1890 includes the retention of the majority of existing
facilities except those surface lots which presently occupy

land to be used in the forecasted growth developments which
comprise about 10% of the existing off-street parking in the

area, parking sites and fringe intercept sites and on-site park-
ing facilities. These parking locations are shown on the maps

on the previous pages.

GOODS MOVEMENT SYSTEM FOR 1990-2000

Delivery of goods and freight, and provision of services are
vital functions of a viable central business district. Unfor-

tunately, the mode and operation of these delivery and service
functions in their present state conflict with other functions

of the CBD and generally impart a blighting influence. The
deficiencies can be attributed to:

— obsolete technology

~— constraints of physical infrastructure

— operational methods
Trucks account for a majority of the freight movement in
the New Orleans CBD. In the future as the land uses change

the character of the Core Area will shift from industrial ac-
tivity to business, commercial and retail functions. The de-
pendence on smaller vehicles will increase.

The possibility of changing and improving the goods move-
ment system will depend on new construction and building
activity in the CBD. New structures present the opportunity

of locating truck docks within the building. Furthermore, "
a service access to such facilities could be located on service

or rear access streets. This could aid in evolving a service

street network.

Recent studies and forecasts suggest new development will
occur along Poydras Street and Loyola Avenue where the
above techniques could be applied. Zoning incentives are
recommended for providing these facilities, since these
could be regarded as removal of public nuisance from the
streets.

The proposed peripheral parking garagss present opportuni-
ties for locating goods delivery bases for adjacent buildings.

A major cause of street congestion is curbside parking of
delivery vehicles. All new buildings should provide off-
street truck bays and separate elevators where goods
delivery is.a major function.

Underground truck delivery networks for large develop-
ments or a group of individual developments are a desirable
method of separating trucks from other activities. The plan-
ned new developments of the international River Center,
the Spanish Plzza, the Trade Mart, and the Canal Place

could be orchestrated to develop an underground truck-

ing and parking network. The existing Rivergate tunnel under
the Rivergate Exhibition Center can be an important link

for such a system. Trucks making deliveries to these develop-
ments could use the Howard Avenue and St. Joseph Street
corridor for bridge and [-10 access. A ramp on Front Street
could provide access to and from the underground truck
delivery network discussed above. |f the proposed River
Boulevard can be designed to accommadate trucks, the ac-
cess for the Pontchartrain Expressway and [-10 will greatly
improve while simultaneously diverting truck traffic from
the southern area of the core.

The above discussion is based on the possibility of incor-
porating improvements in new construction and building
activity. However, it should be recognized that only about
14% of the total CBD area will be altered by the year 1990
and about 30% by the year 2000. This implies that by 2000
A.D., 70% of the CBD will retain its old infrastructure and
fabric. Thus, improving gocds movement will also depend
heavily upon evoliving a rational street network separating’
the service vehicles from the general traffic and separating
pedestrians from all traffic.

Pedestrian malls have been proposed or are being considered
for Lafayette Street from Loyola Avenue to International
Center in the southeast of the CBD. Further, Orleans Avenue
in the Vieux Carre is considered for a pedestrian mali in ad-
dition to the existing malls on Roval and Bourbon Streets.
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Perdido Street is a likely location for a pedestrian way.

These pedestrian streets need to be regulated for trucking
use since, indiscriminate and unregulated use of the streets,
curbside and sidewalk space by delivery vehicles will under-
mine the goal of creating pleasant pedestrian environment
within such precincts. Two methods can be employed to
eliminate such conflicts: one would be to use side or rear
streets with back entrances or hand truck goods to their
destinations, and another to allow deliveries on pedestrian-
ized streets during specified non-rush (pedestrian) times for
those establishments which cannot use either rear or side
delivery or hand trucking. Additionally, the intercept park-
ing garages and other off-street truck docks could be used
for this purpose as discussed earlier in this chapter. Com-
pensation for the latter may take the form of a zoning
bonus or tax rebate.

Canal Street will retain its character and mast of its retail
facilities. Emphasis should be placed on using |berville Street
as a truck route with curb loading. Autos will be allowed

to utilize the parking garages on Iberville Street with the
addition of channelization to discourage through movement.
Service on the west side of Canal Street will have to utilize
Canal Street curbside from afternoon onwards. The side
streets on the west side can be regulated so that in the a.m.
streets going uptown and during the p.m. streets coming
downtown can be used for truck delivery.

Besides physical improvements another frequently discussed
method is consolidation of goods services. This would-re-
quire major reorganization of the trucking industry. It is
difficult to consolidate when there are many individuai
businesses and operators who ewn a single truck and perform
specialized and unique services. The need of the establish-
ments and businesses in different areas of the CBD also af-
fect the possibiiity of consolidation.

Trucking Network

The 1980 trucking network utilizes Howard Avenue, St.
Joseph Street, Poydras Street and Iberviile Street as pri-
mary north-south (i.e., lakeside, riverside) corridors, The
east-west {upriver, downriver) corridors are located on

{-1Q and Rt. 90 for peripheral access and; Loyola Avenue,
Carondelet, Tchoupitoulas, South and North Peters Streets
for upriver, downriver access within the CBD. The

adjacent figure displays the recommended 1990 goods move-
ment system.

South Front Street will connect the underground trucking
network using the Rivergate tunnel to interconnect the new
developments along the Riverfront. This underground truck
route would also have access ramps to and from Canal Street.

The uptown side of Canal Street and Magazine Street are
designated as secondary truck routes. Magazine and Caron-
delet Streets form an inner couplet for trucks to gain ter-
tiary access within the CBD.

Iberville Street will carry general traffic during a.m.-p.m.
peak hours and only trucks during the rest of the day. The
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uptown side of Canal Street cannot use Common Street

for rear service route. Hence, it is classified as a secondary
truck route. Deliveries an uptown curbface along Canal will
be permitted after the morning peak; the strests going down-
river will also be allowed to be served during this time. Es-
sential morning deliveries can be accommodated on streets
with uptown traffic directions.

Pedestrian malls will be kept free of trucks or other vehicles
during noon time. Essential deliveries could be made through
side streets on these malls.

PEDESTRIAN NETWORK — 1990

Study of Pedestrian System

The Central Area of New Orleans has a work force of
100,000 and is the most concentrated area in the City. As
mentioned before, residents come to this area for many and
varied reasons; shopping, entertainment, business, recrea-
tion, etc. In confined areas such as this, where a large number
of businesses, including commercial and service establish-
ments, are within close range of one another, it can be ex-
pected that pedestrian movement will be substantial. Es-
pecially within the Core Area, where concentrations are higher
than the Central Area, walking is a predominant mode of
travel. It is common under these dense conditions that most
of the person trips within the Core Area are walking trips.
Therefore, the pedestrian is an important consideration in
comparing movements of flows of traffic, square footage
allocations, and personal and municipal costs. By encour-
aging people to use their feet it should be possibie to relieve
Core Area congestion caused principally by automobiles.
Subsequently, there is need of a pedestrian plan which
accommodates certain relevant factors.

Several of these factors include:

(1)  Pedestrian Circulation: circulation networks are essen-
tial in supplementing central and Core Area mechanical move-
ment modes and providing access to major facilities without
conflict, room for circulation along designated walking paths,
and ease in crossing other transportation modes;

(2)  Adequate standing room: room to congregate, room

10 queue, room to wait are also important pedestrian con-
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siderations;

{3) Transfer modes: smoother operation of complement
systems are insured when transfer from one mode of travel
to another are well designed;

{4) Comfort of pedastrians and visual attractiveness:
surroundings encourage pedestrian travel and cut down on
overall congestion.

The needs of the pedestrian cannot be fully quantified and
specific design recommendations cannot be fully detailed
within the scope of this study. However, attention will be
given to pedestrian flow and comfort, reduction of conflicts,
integration of pedestrian and other modes of travel, and sug-
gestions as to space needs and locations of increased volume
due to future developments.

General Requirements

A comparison of pedestrian and vehicular space require-
ments, flow and speed is shown in Tabie 3. The figures were
taken from a survey in New York but can be applied gener-
ally to any urban area.

Table 8:
Pedestrian and Vehicular Space Reguirements
' Streets Avenues Expressways
Pedestrians (Manhattan) (Manhattan) {(General)
Zero Flow:
Space 3 sq.ft. 500 sq.ft. 650 sq.ft, 500 sq.ft.
Maximum
flow:
Space 5-8 sq.ft. 1,026 sq.ft. 1,236 sa.ft. 1,100 sq.ft.
Flow/ft/hr  1,200-1580 36 veh 47 veh 166 veh
peds
Speed 1.7-1.8 mph 7 mph 11 mph 35 mph
Comfortable
flow:
Space 130 sq.ft. 2,750 sq.ft. 3,340 sq.ft. 2,800 sq.ft.
Flow/ft/hr  120-140 peds 23 veh 30 veh 100 veh*
Speed 3-3.5 mph 12 mph 19 mph 55 mph

NOTE: *Borderline between servics level “B"” and “C” according to
Highway Capacity Manual; lane width assumed as 12 feet.

Source: Regional Plan Associates.

In every case, the pedestrian requires less space, has a higher
flow capacity, and moves at a slower rate of speed than his
mechanical counterpart. Speed, although indicative is also
relative. |f one must take time to find a parking space and
retrace steps once parked because there is no available space
close by, the time it takes to reach a destination is increased
considerably.

A comfortable 130 square foot space allocation per pedes-
trian yields a flow three times greater than the maximum pos-
sible vehicular flow on an equally wide strip of pavement of

a street or an avenue, This proportion increases, to fifteen

or forty times greater, as flow increases on congested side-
walks, streets and avenues. However, there is a point where
vehicuiar flow begins to exceed pedestrian flow at space
allocations between 700 and 800 square feet, which suggests
the point at which pedestrian space allocation becomes ex-
cessive. Based on this kind of information, it is valid to say

that at high densities pedestrian movement is a more efficient
user of space than the vehicle, but in the low density range,
the vehicle is the more efficient user of space for transporta-
tion purposes than walking in spite of its huge space require-
ments.

Table 9: 1990 Person Trips

Existing and New Construction Combined s

Trip Attractions 2-Way Person Trips

Retail 59,622 118,044
Office 84,657 169,314
Hotel 26,813 53,626
Warehouse 6,801 13,602
Totals 177,793 355,586

Space Requirements

Evaluation of the pedestrian system begins with an analysis

of the present movement of pedestrians in the Central Area.
Without a detailed count, it is difficult to say where pedes-
trians are most often found to move and what the relative
numbers of pedestrians are along specific paths during separate
times of the day. But a visual survey was taken during peak
and off-peak hours.(See the map below.) The heaviest pedes-

.trian movement during peak hours tend to follow Canal,

Common, Gravier, St. Charles, Carondelet, and Baronne
Streets. During off-peak hours, Canal, St. Charles, Carondelet,
Baronne, Chartres, Royal, Bourbon, and Jackson Square are
the most frequently used walking routes.

In predicting pedestrian movement or calculating trip attrac-
tions, a comparison of existing floor space to new construc-
tion square footage is essential. The tables show, based on
trip attraction factors, the existing, new construction, and
1990 (existing plus new construction) one way and two way
trip attractions.
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Table 10:
Existing Person Trips
Existing Floor  Factor/ Trip 2-Way
Spacas 1,000's 1,000 Attrac- Person
of Sq.Ft. Sq.Ft. tions Trips
Retail 3,696.1 14.26 52,706 105,412
Office 7.868,8 8.57 43,829 87,658
Warehouse 2,000.3 3.40 6,801 13,602
Hotel 2,287.5 5 11,438 22,876
Total  15,852.7 114,774 229548
{230,000)

It is evident that new construction retail space will increase
13%, office space will increase 93%, and hotel space will in-
crease 134% over the existing retail, office, and hotel space

in the central area. Theoretically, this means that the volume
of pedestrian traffic will increase accordingly and on an over-
all basis there will be 55% more pedestrians for these func-
tions on central area streets and sidewalks by 1990 than there
are presently.

There is rationale at this point to devise a plan which will
provide for pedestrian needs and demands by 1990. The ped-
estrian assignments can be abstracted at least along streets
contiguous to the proposed new developments. Changes in
the present pedestrian system due to these new construction
generators are tabulated in trip attractions for each major
development in Table 7 and are defineated on the follow-_
ing map.

Table 11:
1990 New Construction Parson Trips

Year 1990 Growth Total

Probabil- Probabii- Floor Trip 2-way

ity 1 ity 2 Space At- Per-

1,000’s 1,000's 1,000’s Fac- trac- son

of s.f. of s.f. s.f. tor  tions Trips
Retail 318.0 160.0 478 14.26 6,816 13,632
Office 2,020.0 5,130.0 7,330 5.57 40,828 81,656
Hotel 2,575.0 500.0 3,075 5.0 15,375 30,760
Totai 4,913 5,970 10,883 63,019 126,038

Pedestrian Improvemants

The focus of a 1990 pedestrian network is to provide a com-
fortable, pleasing and safe place for Central and Core Area
people to walk. This can be done by designing placement of
street abjects which are now haphazardly placed and adding
to the clutter and disrupting flow. Buffering the pedestrian
from the automobile is another major concern with respect

to safety and comfort, Potential conflicts are at every inter-
section where people wait to cross. Signals and overpasses

can alleviate some conflicting interface, but as long as vehicles
are on the same level as walkers, the conflict will remain to
some extent. Automobiles are clogging the City and are be-
coming more visible,

Screening parking should be required in the Core Area where
it is needed most. Ground level parking should not be toler-
ated without provision for reciprocal service to the city, in
the form of screening, pianting, kiosks, etc. These provisions
can be achieved through the zoning ordinance requirements.

Padestrian Malls

The intention of the pedestrian malls is to connect the major
developments or compiexes to one another, Orleans Street
connects the Civic Center/Armstrong Park Development to
the Jackson Square/French Market areas. Lafayette Street
connects Lafayette Square to the Superdome/Regency
Hyatt Developments. Perdido Street links the office com-
plex to the Government complex. Delta-Water Streets tie
the International River Center Development to the Canal
Place Development.

From Iberville to Orieans Street, Royal and Bourbon Streets,
are closed to traffic during the day and night respectively.
Both street closings should be extended to Canal Street and
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Table 12:
Major Development Person Trips

Factor per One-Way Trip Two-Way Trip
Development Employees Square Feet 1,000 Sq.Ft. Attractions Attractions
Feaderal Building:
Office 1,088 217,600 5.57 1,212 2,424
Hotel 5
Retail 14.26
Total 1,088 217,600 1,212 2,424
Southern Savings and Loan:
Office 240 48,000 5.57 267 535
Hotel 5 ’
Retail 14,26
Total 240 48,000 267 535
Elks Place Medical Plaza:
Office 560 112,000 5.57 624 1,248
Hotel 5 .
Retail 14.26
Total 560 112,000 624 1,248
International River Center:
Office 6,600 1,500,000 5.57 8,355 18,710
Hotel 600 600,000 5 3,000 6,000
Retail 560 280,000 14.26 3,993 7.986
Total 7,760 2,380,000 15,348 30,696
Regency Hyatt Hotel:
Office 9,000 2,000,000 5.57 11,140 22,280
Hotel 600 600,000 5 3,000 6,000
Retail 100 £0,000 14.26 713 1,426
Total ~ 9,700 2,650,000 14,853 29,706
Pan Am Life Center (in abeyance):
Office 3,000 700,000 5.57 3,899 7,798
Hotel 180 175,000 5 875 1,750
Retail 14.26
Total 3,180 875,000 : 4,774 9,548
Canal Placs:
Office 8,400 2,000,000 5,67 11,140 22,280
Hotel 560 560,000 5 2,800 5,600
Retail 1,274 650,000 14.26 9,269 18,538
Total : 10,234 3210,000 23,209 46,418
French Market Complex: :
Office 50 50,000 5.57 56 112
Hotel 5
Retail 225 14.26 241 482
Total 275 50,000 279 594
Fairmont-Roosevelt Hotel Expansion:
Office 5.57
Hotel 5 ‘
Retail 50 25,000 14.26 357 713
Total 50 25,000 357 713
Maison Dupuy:
Office 5.57
Hotel 125 125,000 5 625 1,250
Total 125 125,000 625 1,250
Howard Johnson's Motel Expansion:
Office 5.57
Hotel 105 105,000 5 525 1,050
Retail 14.26
" Total 105 105,000 525 1,080

(Table continued on the next page.)
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Table 12:
Major Development Person Trips
Factor per Ons-Way Trip  Twe-Way Trip

Development Employees Square Feet 1,000 Sq.Ft. Attractions Attractions
Jack Huddleston Development:
Office 8.57 .
Hotel 500 500,000 5 2,500 5,000
Retail . 14.26

Total : 500 500,000 2,500 5,000
St. Charles Hotel Towaers:
Office 3,300 760,000 5.57 4,233 8,466
Hotel . 500 500,000 5 2,500 5,000
Retail 14.26

Total 3,800 1,260,000 6,733 13,466

St. Ann Street in order to complete the circuit of pedestrian
paths which intersect them. The same hours of closing may
be used for the extension until further adjustments can be
made subsequent to a trial period.

Other street closings include Orleans Street, Pirates Alley and
Pere Antoine Alley, South Street, North Street, Lafayetts
Street, Perdido Street and Deita-Water Streets between Canal
and Poydras. o

From Royal to Rampart Street, Orleans Street should be
closed during noon hours (10 a.m.-4 p.m.) only. St. Charles
Avenue from Canal to Lee Circle should be replanned for ped-
estrian emphasis without reducing its capacity. North Street,
South Street, Lafayette from St. Charles to Loyola, Perdido
from St. Charles to Lovola, and Delta-Water Streets be-

tween Canal and Poydras, should be closed ali day to auto-
maobiles but open to truck delivery and bus shuttle service.

Beautification .

This is a well used term which in this case involves tree
planting, or planting of same kind, general face lifting of
front buildings and should be both automobile and pedes-
trian oriented. Routes of this nature should include Canal
Street, Poydras Street, Loyola Avenue, Rampart Street,
Howard Avenue, and Camp Street.

Major intersactions

Major intersections are areas of major conflicts between
pedestrian and vehicular or transit modes. Attention should
be given to pedestrian rights-of-way, pedestrian preference
with regard to signals and green time, adequate sidewalk
space, and adequate lighting. These intersections include
Loyola/Lafayette, Loyola/Perdido, Loyola/Poydras, Poydras/
Clara (Superdome Entrance), Poydras/{_aSalle (Superdome
Entrance), Poydras/St. Charles, St. Charles/Canal, St. Charles/
St. Joseph, Carondelet/Lafayette, Carondelet/Perdido,
Canal/Tchoupitoulas, Canal/R.R., Orleans/Rampart, De-
catur/St. Ann, and Decatur/St. Philip.

Overpass
Certie intersections of predictably heavy pedestrian traffic
wiiich intersect a8 major vehicular or transit or freight mode
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need a pedestrian bridge or overpass, This is applicable in
several places. One is needed at the foot of Canal Street
where pedestrians cross the railroad tracks to ride the ferry.
The Canal Street overpass should be integrated with the
pedestrian mall between Canal and Poydras on the river-
side of the Rivergate. A second overpass is needed at Lafay-
ette Street and Loyola Street to serve the stadium pedes-
trians who wish to pass through the Regency Hyatt Complex
into the stadium from the east side. The third overpass or
an extremely long green light will be needed to control the
volumes of pedestrians in and out of the stadium on the
north side,

Arcades

Further investigation into the use of arcades along Canal
Street are warranted. However, the volumes of pedestrians
using Canal Street to shop will only increase and the waik
should be made as comfortable as possible. The arcade is a
shield from the rain and intense sun during the day. Shop-
keepers could be contacted to see if they are receptive to
the idea of extending an awning (canvas, plexigiass, etc.)
from their buildings for the public bensfit. Poles should be
avoided due to obstruction to the flow of walkers along the
sidewalk.

Signals

The need for pedestrian signals is apparent at major inter-
sections, as mentioned above, but the need is broader if a
more detailed study can be made. Problem areas are con-
centrated in the Core Area primarily. These signals help to
alleviate many pedestrian/vehicular conflicts.

Planting

The paths designated for beautification generally have
neutral ground which present an excellent opportunity for
planting trees that will grow very large. The pedestrian malis
are narrower streets but can also be planted either with
smaller growing trees or planters or ground cover,neither

of which should take more than two feet of sidewalk width.

Obstructions
As many obstructions as possible should be noted and placed
in position as to least affect the pedestrian flow. These ob-
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structions include street furniture such as light poles, fire
alarm boxes, parking meters, waste paper baskets, etc.;
landscaping; commercial uses such as newsstands, advertis-
ing displays, etc.; building protrusions such as columns,
cellar doors, standpipe connections, etc.; temporary obstruc-
tions such as stored materials or rubbish, scaffolding, con-
struction equipment, etc.; and moving obstacles such as
queues {at movie theaters, bus stops), window shoppers,

etc.

Other Pedestrian Amenities :

Efforts shouid be made along pedestrian malls and paths of
beautification to provide amenities such as seating, ramps
at curb’s edge for wheelchairs and baby carriages, adequate
lighting, adequate sidewalk space (especially at corners).
Shuttle bus stops, bus sheiters, trees, bike racks, discrete
graphics and direction signs (which may refer to walking
tours of historic districts), public toilets, pools and foun-
tains, and possibly arcades.

Traffic

Traffic patterns are not expected to change radically due
to the pedestrian network, but changes in the volume of
traffic will change slightly because of street closings for
pedestrian malls.

Additional Study

A more detailed study must be made of sidewalk widths;
pedestrian generation, volume and flow; pedestrian assign-
ments; origin and destination; trip lengths; and detailed de-
sign considerations for the pedestrian network.

THE TRANSPORTATION SYSTEM IN
THE YEAR 2000

The projected employment for the CBD in the year 2000 is
approximately 135,000. it is estimated that around 451,000
person trips will be entering and exiting the CBD each day.

450 Thousands of N.O.-CBD Trips/Oay 451,000
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N.O.-CBD Employment and Travei
Characteristics

Two-Way Trips

The histogram shown opposite compares the employment
and person trip modes for 1974 to the year 2000 projections.

The person trips by each mode were calculated based on a
50%/50% madal split entering the CBD and is dependent
on impiementation of the recommended year 2000 move-
ment system shown below and described in this chapter.

Transit System

The 1990 transit trips are projected to be about 20,000 peak
hour in and out of the CBD with internal CBD shuttle trips
of about 10,000 per peak hour. By the year 2000 there is

a projected additional demand of 18,000 total person trips
in and out of the CBD, A 70%/30% modal split would add
about 5,400 new transit trips. This would require some 80
new additional bus runs during the peak hour, |f distributed
equally by corridor, 13-14 buses would be needed for each
corridor or four buses per route. However, this is not likely
to happen as population shifts are causing growth in out-
lying areas. The 5,400 trips could easily be accommodated
by buses, especially with the use of buslanes and busways to
facilitate transit movement. However, given 18,000 additional
person trips and the present CBD street and parking capa-
cities, all the additional CBD-bound trips must be by transit.
These 18,000 person trips require 280-300 additional buses
or 45-50 per corridor.

The required transit trips in and out of the CBD would total
40,000 per peak hour plus 14,000 internal CBD trips. This

is over four times what exists now. Even with operational
improvements, bustanes and busways, it would be hard to
accommodate the transit movement in conventional buses

on the CBD's streets. Some form of new technology is recom-
mended to be studied and applied to New Orleans. For line .
haul trips from outlying areas, a high speed light rail or air
cushioned system might be feasible. Such systems have capa-
cities up to about 30,000-50,000 riders per hour. The sys-
tem could interface with a PRT system within the CBD. Pos-
sible terminal sites would include Canal Street and the River,
Union Passenger Terminal, and the Southern Raiiroad Termin-
al. All three of these sites have existing raiiroad rights-of-way.
The PRT as recommended for year 1990, could be expanded
to areas around the CBD and could possibly serve the entire
regional area in lieu of a Mass Rapid Transit IMRT) system.
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Personal Rapid Transit (PRT) systems, however, have a one-
way capacity of up to 18,000 passengers per hour, as com-
pared to the MRT system capacity of 30,000 to 50,000
passengers per hour, Transit corridors from New Orleans
East, Jefferson and the west bank communities will more
than adequately accommodate the projected demand to the
CBD. To plan for a new transit technology to meet the pro-
jected demand, studies should be conducted and systems
tested now. A PRT or other high capacity system can be
used as a valuable tool to manage growth through the design
and location of stops and transfer points. Future develop-
ment should be designed to be compatible with any new
transit movement system. Application of a new technology
to ferry operations should also be studied.

Street Improvements and Parking Facilities

The major street improvements or changes are proposed for
completion by 1990, The 1990 street system described in
the previous section affects Perdido, Bourbon, Royal,
Lafayette, and other streets. The year 2000 system

plan proposes these streets remain closed to cars allowing
only pedestrian and goods movement. LaSalle Street be-
tween Tulane Avenue, and Gravier Street should permit
two-way directional travel, On LaSalle Street from Girod
Street to Tulane Avenue, curb loading and parking should
be removed in order to allow better pedestrian movement,
emergency service access and a two directional transit shuttle.
The 2000 movement system also utilizes the Riverfront
Boulevard/St. Joseph facility.
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Parking allowances for the year 2000 are generally the same
as for the 1990 system, since some type of MRT or PRT
system will extend into the suburbs and be served by park and

ride facilities at suburban locations. However, some additional.

on-site parking will be aliowed in conjunction with the
Probability [1i development. The adjacent figure shows a
sketch of the CBD parking plan for the year 2000. The future
parking ratios will be less than existing based on the assump-
tion that a Mass Rapid Transit and Peripheral Parking Sys-
tem will be implemented.

Trucking Network: 2000

Between 1990 and the year 2000 properties on Poydras
Street and Loyola Avenue are likely to be redeveloped. This
will necessitate designating additional secondary truck routes.
This network will use a loop made by Loyola Avenue,

Girod Street, Carondelet Street and Poydras Street. This

loop will be traversed in the uptown direction on South
Rampart and Baronne Street. it is presumed that new devel-
opments will have off street loading docks. Access to such
truck docks should be located on the secondary streets,

St. Joseph Street should be made a two-way street to im-
prove trucking accessibility to and from Pontchartrain
Expressway and Interstate 10.

Additionally there will be new developments on Canal Street
near Claiborne Avenue and Camp and Magazine Streets.
Requirements of these structures can be accommadated
within the network aiready recommended.

A permanent pedestrian mall is recommended for Perdido
Street and Lafayette Street. Pedestrian closings also would
be upgraded to permanent malls with concomitdnt shopping
facilities and pedestrian amenities. 1t will be desirable to
avoid conflicts between pedestrian and delivery activities by
regulating delivery hours on these malls. |f the staggered
hours program is successful, only at noon will truck de-
liveries be regulated.

Pedestrian Network — 2000

The year 2000 is less predictable with respect to pedestrian
generations, but some estimates have been made based on
past, present, and near future growth. The trip attractions




attributable to the predicted future growth can be found

in the following table. Generaily, these predictions assume
growth along the major streets of Canal and Poydras. This
additional growth only reinforces the 1990 pedestrian net-
work which by this time will have been instituted and serv-
ing greater volumes, The increased volumes should justify
the completion of the 2000 pedestrian network shown in the
next figure.

In addition to the 1990 pedestrian network, the following
should be accomplished by the year 2000.

Pedestrian Malls

A pedestrian mall will be needed along Lafayette Street
from Camp and Water Streets acting as a continuous link
between the Superdome/Regency Hyatt Complex to the
International River Center.

Improvements

Improvements include tree planting, or planting of some
kind, street and sidewalk improvements, curbs and drainage,
some building renovation, and should be more vehicular
than pedestrian oriented. The streets to be improved are
Howard Avenue from Lee Circle 10 South Front Street,
South Front Street from Howard Avenue to Girod Street,
and Girod Street from South Front Street to the Super-
dome, and North Rampart/McShane Place/St. Claude
Avenue from St. Philip Street to the Industrial Canal.

Table 13:
Year 2000 New Construction Person Trips
Trip Two-Way
Attrac- Person
Year 2000 Growth Factor tions Trips
Retail 741 14.26 10,567 21,134
Office 4,020 5.57 22,391 44,784
Hotel 2925 5 14,625 29,250
Total 7,130 47,583 95,166
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The Case For
Historic Continuity

IDENTIFICATION OF BUILDINGS OF
ARCHITECTURAL-HISTORIC SIGNIFICANCE
IN THE CBD

Within the CBD a very substantial number of buildings of
architectural/historic significance have been identified

and categorized by the authors of the “American Sector” 36
and by Professor Bernard L.emann37 This identification has
classified buildings on a preliminary basis in three categories:
national significance; major significance; and loca!l impor-
tance. In addition buildings of architectural significance
have been identified by the consultants.

Most of these buildings fall into the category of “most-
susceptible-to-change” in the analysis reported in this Report
in the Basis for Change. This is because they are small, oid,
obsolete by modern standards and in many cases, in rela-
tively poor condition. The largest concentration of them
occupy the key area between Poydras and Canal Streets

and are under great pressure for demotition to clear land for
a "higher or better”, i.e., more economic use, or purely for
land speculation. A second major concentration is around
and uptown of Lafayette Square.

Why Preserve Them?

Four important reasons are advanced for preserving them in
a way which can at least rehabilitate their outward appear-
ance to its original state, if not retain their interior integrity:

(1)  Architectural-Historic Significance

While preliminary surveys by Dr. Lemann and the authors of
the “American Sector” have established the historic authen-
ticity of the structures in the CBD, further detailed research

is needed to finally classify the level to which each building
should be assigned: national, major or local. However, suf-
ficient evidence now exists to retain them. In addition and

as distinct from historic, many buildings are excellent examples
of architectural styles and shouid be preserved as landmarks.

They represent a vital tie 1o the past and, with plenty of
well-located land available for new development, should be
retained simply because they still exist.

{2) Functional and Economic Significance to the City
The core of the old buildings also contain many service
functions that are of importance to the high-rent offices
and would be sorely missed if eliminated, as many already
have.

The CBD has long been characterized by its numerous, small,
usually family-owned restaurants, shoe repair shops, station-
ery stores, small jewelers, printing shops, etc. They exist in
small scale, older buildings, for they cannot afford the rents
in larger, newer buildings. There are, to be sure, food serv-
ices, etc. in the newer buildings but these services are of the
chain variety, lacking the spice and flavor of the smaller
establishments. When the small-scale, low-rent building dis-
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appears, the smali-scale business goes with it. Thus, the
amenities which make life pleasant for the downtown work-
er or shopper cease 10 exist.

The economic impact of the loss of these small shops,
restaurants, etc. is very significant,

Because of high rents in new construction, the “man with
the new idea” cannot exist there. No matter how ultimately
profitable or otherwise successful some of these ideas may
be, there is no leeway for such chancy trial, error and exper-
imentation in the high overhead economy of new construc-
tion. Old ideas can sometimes use new buildings. New ideas
must use old buildings. These new idea businesses are al-
ready moving into cheap rent areas. The new, flourishing
businesses along Magazine Street are examples of this
phenomenon.38

As many planners have pointed out, the successful down-
town needs a residential anchor. The CBD in New Orleans
is blessed with the adjacent French Quarter and its numer-
ous residents. More residential areas near to or within the
CBD are now being planned. A downtown composed of
high rises surrounded by parking lots, a downtown lacking
in small bookstores, art supply stores, etc., is hardly an in-
viting environment for proposed new residential areas.

{3} The “Tout Ensemble”

The components of a “tout ensemble” were identified in
the Vieux Carre Study®1o include the following:
PHYSICAL COMPONENTS: Physical Structures, Vistas
and Unusual Scenes; Open Spaces; Building Groups and
Facade Combinations; Buildings of Architectural-Historic
Significance; Past and Present Associative Sites.
FUNCTIONAL COMPONENTS: Land Use; Space Use.

On all these counts, the two highest concentrations of oid
buildings in the CBD qualify as historic districts that create
an ambience and sense of place that is a key part of New
Orleans’ “genius loci. . , ."

Two nuclei of this “tout ensemble” have been identified in
the proposed CBD Historic District and the proposed La-
fayette Square Historic District. Here are the buildings that
are most significant from the point of view of the “scene”
to be retained as the special New Orleans environment for
the new growth,

(4) Relieve Pressure on the Vieux Carre

As the CBD grows, hotels multiply, pressure for further
commercialization on the Vieux Carre increases. The de-
mand for “chic” addresses in remodeled old buitdings will
more than double in the next years.

The CBD stock of old structures represents a tremendous
resource to help satisfy this growing demand. This demand
will be, to a degree, in conflict with the low-rent paying
services that are presently in the buildings and it will be
important to resolve such conflicts.

Need for CBD Historic District and Landmark
Designation

The GMP has not had resources capable of developing the
level of detail necessary to determine specific building-by-
building analysis of rehabilitation needs, costs, private invest-
ment feasibility, or preservation guidelines,

However, it is very evident that the historic district designa-
tion under Act 147 is the principle governmental device

10 establish control over the core of buildings of architec-
tural-historic significance.

Many buildings outside the two Historic Districts also merit
landmark designation under the proposed ordinance.

A METHOD OF PROCEDURE

Preservation Servitudes

A method of procedure both to provide funds for owners
to economically rehabilitate their structures within guide-
lines established by a new Historic District Commission

{on a city-wide basis, to be responsible wherever districts
are established) and at the same time keep substantial num-
bers of current users in themn follows:

(1) The CI1A will offer to buy “preservation easements”
or equitable servitudes?C This would be the equivalent of
purchasing the unused development rights or “air rights”
over historic structures and establishing preservation restric-
tions.

(2) The CIA will make available long-term, low-interest
loans to owners who wish to rehabilitate their structures.

(3)  Funds will be made avaitable by the Special CBD Tax
District and State and Federal programs,

(4} Conditions attached to either purchase of a “preserva-
tion easement” or loans will be the retention of the present.
structure and its rehabilitation in accordance with quide-
lines established by the Historic District Commission.

(5) The CIA should follow the same procedure outside
the Historic Districts with owners of structures designated
as Landmarks.

{6) The Historic District Commission could, with City
Council authorization, allow tax abatement to owners who
agreed to certain rent ceilings to ensure that important but
low-rent paying functions would remain.

{7)  The CIA could join with an owner in an application

for added FAR on a development site if the owner also
owned historic structures and was willing to rehabilitate them
and give a preservation servitude or easement on them.

Order of Magnitude of Costs
To give an order of magnitude of the costs involved the
following analysis was carried out.



After an analysis of which historic structures were most
capable of holding their own, which were under the least
pressure of demolition and 50 on, it was decided to base the
analysis on a demanstration area of 12 squares within the
proposed CBD Historic District. The historic structures on
these squares are under great pressure to be demolished,

as well as being very important to both the physical and
functional makeup of the historic core. The 12 squares,
between Poydras and Common, are numbered 131, 132,
165, 166, 167, 168, 171, 172, 223, 227, 228, 229.

The total square footage of floor area of historic structures
in this demonstration area is 1,566, 300. Taking into account
that rear sheds may be removed, fourth floors abandoned,
and other inefficiencies of these structures, it was assumed
that the gross rentable after rehabilitation would equal about
70% or 1,096,410 square feet. At an average $20 per square
foot41 to rehabilitdte, $21,928,200 would be required.

To relate this to the land vaiues of the sites those buildings
occupy, a further caiculation was carried out. The historic
structures now occupy 458,900 square feet of land. At

FAR 8, the allowable development on these sites is
2,753,400 square feet. Subtracting the total rehabilitated
space of 1,096,410 square feet from this total, there are
1,656,990 square feet of net aliowable space that could be
developed. The land-residual value supportabie by new office
development — hotel and high rise residential is about $6

per square foot of space, or $9,941,940.

In other words, an owner who availed himself of the loan
or “preservation servitude” program would be selling his
development rights (in aggregate worth about $10 million)
and agreeing to the rehabilitation of his building. In return
he would be reimbursed on condition he would fix up
the building and give up the servitude.

PROPOSED HISTORIC DISTRICT BOUNDARIES

CBD Historic District Boundary

Commencing at the point of intersection of the center
lines of Tchoupitoulas and Poydras Streets, the point of
beginning, thence along the center line of Tchoupitoulas
Street in a northeasterly direction to the intersection of
Canal and N. Peters Streets where Tchoupitoulas Street
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then becomes N. Peters Street in a northeasterly direction

" to the intersection of N. Peters Street and the downriver

side of Iberville Street, thence at an angle and along the
downriver side of Iberville Street and in a northwesterly
direction to the intersection of iberville and Dauphine
Streets. Thence at a right angle and in a westerly direction
along the center line of Dauphine Street to the center line
of Canal Street thence at an angle in a northerly direction
along the center line of Canal Street to the center line of
University Place thence at an angle and in a southwesterly
direction along the center line of University Place a distance
of 206 feet * to a point which being the intersection of the
center line of University Place and the rear lot lines, ex-
tended, of the lots located in Square 266 which front on
Canal Street, thence at an angle and in a southeasterly di-
rection along said rear lot lines, extended, to a paint which
point being the intersection of the said rear lot lines extended
and the center line of Baronne Street thence at an angle and
in a southwesterly direction along the center line of Baronne
Street to the center line of Poydras Street thence at an angle
and in a southeasterly direction along the center line of
Poydras Street to the center line of Carondelet Street thence
at an angle and in a northeasterly direction along the center
line of Carondelet Street to the Centerline of Union Street
thence at an angie and in a southeasterly direction along the
centerline of Union Street to the center fine of St. Charles
Street thence at an angle and in a southwesterly direction

to the centerline of Commercial Place (Alley) thence at an
angle and in a southeasterly direction along the center line
of Commercial Place {(Alley) to the center line of Camp
Street thence at an angle and in a southwesterly direction
along the center line of Camp Street to the center line of
Poydras Street thence in a southeasterly direction along the
center line of Paydras Street to the center line of Tchoup-
itoulas Street, the point of beginning.

Lafayette Square Historic District Boundary
Commencing at the point of intersection of the center lines
of Lafayette and Magazine Streets, the point of beginning,
thence along the center line of Lafayette Street in a westerly
direction to the center line of Camp Street thence at an
angle and in a northeasterly direction along the center line
of Camp Street to the center {ine of North Street thence at
an angle and in a westerly direction along the center line of
North Street to the center line of St. Charles Street thence
at an angle and in a southwesterly direction along the center
line of St. Charles Street a distance of 98 feet + thence ata
right angle and in a westerly direction to a point which
point being the intersection of the western right of way line
of St. Charles Street and in the northern side lot line of Lot
A (Gallier Hall), Square 220 thence continuing along said
side of lot line in a westerly direction a distance of 213'8“7"+
to the rear lot line of Lot A thence at an angle and in a
southerly direction along the rear lot line of Lot A a distance
of 4' to the northern side lot line of Parcel | thence at an
angle and in a westerly direction along said side lot line a
distance of 126°10"5™ thence continuing along said lot line
projected to the center line of Carondelet Street, thence at
an angle and in a southerly direction along the center line

of Carondelet to the center line of Lafayette Street thence
at an angle in a westerly direction and along the center line
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of Lafayette Street to the center line of O’'Keefe Street thence
at an angle in a southerly direction along the center line of
O’Keefe Street to the center line of Girod Street thence at an
angle and in an easterly direction along the center line of
Girod Street to the center line of Carondelet Street thence
at an angle and in a southerly direction along the center line
of Carondelet Street a distance of 209'+ to 8 point which
point lying on the projection of the northern side lot line
of an undesignated through lot thence at an angle and along
said projected side lot line in a southerly direction to the
center line of St. Charles Street thence at a right angle and
in a southwesterly direction along the center line of St.
Charles Street a distance of 267.7'+ thence at a right angle
and in a southwesterly direction along the projection of the
common side lot line of Lot 2 and an undesignated lot thence
along said side lot in an easterly direction to where it inter-
sects with the rear lot line of Lot 4 thence at a right angle
and in a northerly direction along the rear lot line of Lot 4
and Lot 3 a distance of 40'+ to the common side lot line of
Lots 2 and 3 thence at a right angle and in an easterly direc-
tion along said common side lot line a distance of 173+

to the western right-of-way line of Camp. Street thence con-
tinuing along the projection of said common side lot line

10 the center line of St. Joseph Street thence at an angle
and in a-westerly direction along the center line of St.
Joseph Street a distance of 169+ to the projection of the
western side lot line of Lot 6 which said lot fronts on St.
Joseph Street thence at a right angle and along said side lot
line projected to the center line of Julia Street thence at an
angle and in a southerly direction along the center line of
Julia Street to the center line of Magazine Street thence at
an angle and in a northerly direction along the center line
of Magazine Street to the center line of Lafayette Street,
the point of beginning.

These Historic District Boundaries may be revised as a con-
sequence of detailed survey by the Commission.
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The Urban
Design Concept
WHAT IT IS

The Urban Design Concept is a three-dimensional expres-
sion of the proposed spatial distribution of activities and
uses, their functional linkage and urban form relationships
{bulk, height, intensity, shape, etc.}), combined with a com-
patible service infrastructure, amenity and movement sys-
tem package. The urban design process from which the
Concept was evolved is described in Part 3. It is a systematic,
rational, explainable, and replicable series of steps. 1t is
neither arbitrary nor capricious and thus can serve as a

solid base for governmental action.

The product is expressed verbally as urban design principles
that translate the GMP’s goals and objectives into a design
program (space, allocation procedures, etc.). Alternate con-
cept layouts were then tested against market and implemen-
tation feasibility, and citizen review and response. The
Ilustrative Site Plan and accompanying diagrams illustrate
the application of the urban design principles as refined and
modified by the above review. It enables visual comprehen-
sion and environmental evaluation of the overall Concept.

The Urban Design Concept has three levels of detail: general
or area-wide; design controls and guidelines that will serve
as a checklist in reviewing the compatibility of any new
building or remodelling proposals with the general principles
of the Concept; and site-specific urban design recommenda-
tions.

THE THREE-DIMENSIONAL GENERAL
URBAN DESIGN CONCEPT

That part of the present urban form that consists of the
Givens, Probability I, and those elements of Probability |1
that are consistent with the urban design principles are the
base upon which the General Concept is built. The Concept
then adds the rest of Probability |11, distributing the space
in prototype structures in accordance with the principles.

The structures and shadows are shown only for new con-
struction and major Givens to simplify the diagram. The
three-dimensional Urban Design Concept becomes an effec-
tive Growth Management tool, its “imageability” enabling
feedback by citizen examination and involvement, stimu-
lating enthusiasm and consensus, providing a clear and pre-
cise fanguage of management intent, and serving as a mea-
suring stick for future proposals for development.

The three-dimensional General Urban Design Concept is a
necessary part of the Plan, but is by no means sufficient.

Its generality must be filled in with detail if it is to become
an effective tool for Growth Management with a cutting edge
that influences development decisions. What is needed further
is (1) a set of Design Guidelines and Controls with rules for
their administrative application, and (2} Site-Specific Design
Recommendations.
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DESIGN CONTROLS AND GUIDELINES

The CBD Zoning Study which is now underway will put to-
gether a package of amenities which, when provided by a
developer, can be the basis for added floor area, coverage,

or other modification in the zoning requirements. These are
called "bonus provisions” and are part of overall zoning con-
trol. They allow a significant amount of design control when
administreed well on a site-by-site basis. The new CBD
Zoning will also provide for planned unit development, or
PUD, where large sites are assembled for muiti-purpose pro-
jects.

Bonus Provisions and Design Controls
As a broad generalization bonus provision may be given in
nearly all areas of zoning control:

Use:
A bonus may allow more office or other use if such facili-
ties as retail, etc., are provided,

Intensity:
A bonus in terms of higher FAR may be given for a trade-
off public benefit.

Height and Bulk:
A bonus may be given by relaxing height and bulk if they
are more restrictive-than “Use” or “Intensity” above.

Service to Property:

A bonus may be given in either relaxing or allowing more
parking or loading requirements if public access objectives
are met.

Sethack:
A bonus on setback rules may be given in areas adjacent to
public lands, etc., again if public objectives are met,

In addition, certain bonus provisions fall outside zoning, such

as reversionary rights to closed streets, air rights over public
property, etc. subject to local legal conditions.

The list of public benefits which may be considered in
granting these bonus provisions is as follows:

{1}  Use of the Ground Floor for “active” retail shopping,
theaters, or restaurants {especially appropriate in the areas
of the CBD where such uses do not yet exist, or have been
eliminated over time).

(2) Use of the Ground Floor for public service activities
such as education, information service, or tourist services
(especially appropriate in hotel or special purpose buildings).

{3) Usa of Upper Floors for terrace facilities, public plaza,
walkways and connections to other properties (most ap-
propriate on the Riverfront).

{4)  Use of Unbuilt Space for plaza, arcade or public walk-
way areas.
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(5)  Use of Building for uneconomic public service activi- (9)

ties, such as small service uses and possible residential serv- menity such as lower buildings along the waterfront with
ing areas. taller buildings behind them,
(6)  Pedestrian Services at lower levels, including: {10} Visual Easaments to special vistas such as the Super-
Landscaped walkways on ptivate property, dome, Riverfront and Trade Mart
Landscaped plazas,
Arcades, {11) Visual Frame for historic structures.
Second-level walks,
Below grade walks, (12) Build-to-Street Line adherence for “tout ensemble”
Through block connections for pedestrians requirements.
(7} Automobile Services at lower levels, including: {13) Build to Uniform Cornics Line where speciaily impor-
Parking below grade, tant (most important in existing CBD Core).

Parking entrance not conflicting with pedestrian,
Loading on special streets, )
Screened auto service centers.

{15} Facade Easements subject to retaining historic fronts

{8)  Transit Services at lower levels, including: with interior changes.
Shelter arcades at transit stops,
Connections into buildings, (16) Off-Street Parking provisions at peripheral locations
Connections to parking, {most appropriate at the Riverfront Area).

Connections to pedestrian walkways.

INTERNATIONAL RIVERCENTER

Visual Height and Bulk conformance near public a-

{14) Build-to-Setback Line

[T

SECTION ALONG CANAL STREET (LOOKING UPRIVER)

MISSISSIPPI RIVER

Buildings with the tonal pattern are present in 1974. The dark tone indicates buildings fronting on Canal
Street, and illustrates the scale of the existing Cornice Line especially between Tchoupitoulas and Elks
Place. The buildings outlined without tone are projected for the Year 2000.
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{17) Off-Street Parking on site of development (or pro-
hibition of same).

{18) Public Improvement Fund for sidewalk, street furni-
ture, etc., adjacent to private construction.

{18) Restricted-Street-Access on congested streets where
curb cuts would increase congestion.

{20) General Art Work as part of development program —
Bonus provisions may be given to developers who include
art work on site.

{21) Historic Structure Preservation and Improvement on
portions of the sites.

Most bonus provisions ailow a developer more FAR for pro-
viding some of the previous list of benefits. However, other
areas of bonus may include any of the categories.

As a general rule bonus FAR should not excesd the BASE
FAR by too great a percentage, subject to local precedent
and legal interpretation. The legal argument is that although

LYKES CENTER

o
!

an overall zoning envelope limit is established on the basis
of public health, safety and welfare, it is permissible to
allow individual buildings to exceed the specific site limits
when clear public benefits are shown. This is because the
aggregate overall limit is rarely reached due to many property
owners not developing to their limit, and many owners con-
tinue their present structures and uses because their level of
development is too close to the zoning limit to warrant de-
molition for site assembly, or for other individual reasons.
However, if the bonus were to rise too much, courts might
well rule that the bonus was a trick and the aggregate effect

of it would be to undermine the validity of the overall zoning.

The BASE FAR is defined as that Floor Area Ratio on pri-
vate land computed by dividing total gross square feet by to-
tal site area, without any bonus provisions,

However, the site area upon which the FAR is computed may
be modified in some ways, and thus the BASE change by:

(1)  Street closings with either reversionary rights, dedica-
tion or purchase by a property owner = 100 percent new
site area.

50. PETERS

TCHOUPITOULAS
MAGAZINE
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ONE SHELL SQUARE |

{2)  Air rights over public property may be purchased to
add substantial new site area.

{3)  Ailr rights over adjacent private property may be pur-
chased to add a percentage of new site area, While there may
be legal barriers to the latter two because of Louisiana’s Code,
zoning courts would take into consideration the fact of adja-
cent open space if it were guaranteed.

Other Controls

Other controls are exerted through both normal building
code procedures and traffic, fire and other ordinances. The
Community !mprovement Agency will prepare and adopt

the CBDCIPlan, and, where authorized by City Council,
administer additional controis that may be more specific
than appropriate to zoning. For example the Plan may require
new construction to have color or textural compatibility

with historic buildings.

Design Guidelines

The new Landmarks Commission should adopt Design
Guidelines, after appropriate study. The Historic Preser-
vation Plan for Savannah, Georgia, lists sixteen excellent
examples that are paraphrased here as follows:

GRAND ST. CHARLES
HOTEL

AZA TOWER

“{1) Height: a mandatory criterion that new buildings be
constructed to a height within ten percent of the average
height of existing adjacent buildings.

{2) Proportion of buildings’ front facades: the relation-
ship between the width and height of the front elevation of
the building (should conform to the adjacent buildings).

{3) Proportion of openings within the facade: the rela-
tionship of width to height of windows and doors {shouid
conform to those of adjacent buildings).

(4) Rhythm of solids to voids in front facade: . . . the
alternation of strong and weak elements . . .(should con-
form to thoseof adjacent buildings).

(5) Rhythm of spacing of buildings on stresets: . . . {The)
thythm of recurrent building masses to spaces between
them (of adjacent buildings shouid be observed).

(6) Rhythm of entrance and/or porch projections: the
relationships of entrances to sidewalks (of adjacent build-
ings should be observed).

BNO BUILDING
booas

ST. CHARLES
CARONDELETY

BARONNE

UNIVERSITY PL.
SO. RAMPART

SECTION ALONG CANAL STREET (LOOKING UPRIVER)

Buildings with the tonal pattern are present in 1974. The dark tone indicates buildings fronting on Canal
Street, and illustrates the scale of the existing Cornice Line especially between Tchoupitoulas and Elks
Place. The buildings outlined without tone are projected for the Year 2000.
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{7}  Relationship of materials: within an area the predomi-

nant material . . . {should be observed).

(8) Relationship of textures: (within an area) the predomi-
nant texture, smooth or rough, should be observed.

{9)  Relationship of color: The predominant color may be
that of a natural material or a painted one, or a patina
colored by time (and should be observed).

{10) Relationship of architectural details: Details may in-
clude cornices, lintels, arches, groins, balustrades, wrought
iron work, chimneys, etc. (and new work should be com-
patible but without cheap imitation).

{11} Relationship of roof shapes: (the roof shape of the
majority of the buildings should be observed).

{12} Walls of continuity: Physical ingredients such as brick
walls, wrought iron fences, evergreen landscape masses, build-
ing facades, or combinations of these (should) form continu-
ous, cohesive walls of enclosure along the street,

{13} Relationship of landscaping: The. . . particular gquality

of landscaping (indigenous to New Orleans should be cbserved).

SUPERDOME

SARATOGA
50. LIBERTY
LA SALLE

{(15) Scale: Scale is created by the size of units of construc-
tion and architectural detail which relate to the size of man.
Scale is also determined by building mass and how it relates
to open space. The predominant {elements of historic build-
ings should be observed in the scale of new buildings).

{16) Directional expression of front elevation: Structural
shape, placement of openings, and architectural details may
give a predominantly vertical, horizontal, or a non-directional
character to the building’s front facade {and the predominant
pattern should be observed).”

SITE-SPECIFIC URBAN DESIGN
RECOMMENDATIONS

The urban design component of the architecture of buildings
is that part which pays attention to its neighbors, and to needs
of the general public as well as its own needs.

Site specific urban design recommendations are based on this
principle to facilitate ease and pleasure of the pedestrian exper-
ience — ease of movement, and pleasure in amenities and pro-
tection from the elements. To establish locations for the rec-
ommendations, present patterns were examined (see also under

INTERSTATE HwY. 10

FRERET
0. ROBERTSON

S0.CLAIBORNE AVE.
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Movement Element) and future patterns projected from
proposed land use.

Building facades were analyzed as part of the survey of
existing buildings.

Street Classification

A survey and evaluation of streets was undertaken as part

of the GMP Phase | Task G: Environmental Analysis. Streets
were classified for use in later GMP phases as a basis for
recommendations for street lighting and furniture; street
landscaping, land use recommendations and controls; build-
ing bulk, form and location; and other elements of the ped-
estrian environment.

Streets were classified by client, function, character and cur-
rent pedestrian use. The following maps illustrate the cate-
gories of streets within the Central Area.

1. Classification by Client

Clients in buildings adjacent to streets have varying demands
for street treatment. For example, a residential street re-
quired landscaping, pedestrian safety, and minimal auto-
mobile conflict; retail streets have special requirements for
landscaping and traffic control. Each category has special
requirements with respect to street lighting. Four categories
were seiected:
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-~ Shopping streets,

Office lobby streets,
Entertainment streets and hotels,
Residential streets.
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2. Classification by Function
The second category is the demands placed on the street
itself:

— Traffic streets and

— Transit streets,

Other functional considerations include pedestrian streets,
a combination of the four streets in number one above, and
service streets, such as |berville and Common, which pro-
vide access to parking garages and are locations for loading,
etc.

3.  Classification by Character

Character of streets is an additional important classification
to meet special urban design needs in the Central Area. Four
features were appraised:

- “Tout ensemble” streets: this includes all streets
which have attractive historically or architecturally
significant buildings along the street for one-half
block or more. This forms character “structure”.

— District edge and seam streets: district edge streets,
such as Rampart Street or Esplanade Avenue, are
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This sketch of a possible development on Canal Street shows the use of the Arcade, attention paid to the
predominant Cornice Line of Canal Street and inclusion of a Galleria.
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primarily orientation features in the Central

Area. In addition, seam streets, which form con-
nections between districts, and major intersections
are significant for orientation purposes.

— Streets with views and landmarks: views and land-
marks are of importance for orientation as well as
reinforcement of Central Area character.

— Special streets, districts and centers: these are areas
that demand special treatment to be distinguished
from the overall form of the Central Area.

Each street in the Central Area is important. Some are more
significant than others, and some have basic conflicts of
client, function or character. The maps which have been pre-
pared for this task allow any street in the Central Area to
be classified. For example, Canal Street is;
— A seam street of major importance connecting
the historic and tourist areas of the Vieux Carre
to the Office Core and primary Central Area
activities.
— A symboilic street, perhaps the most well known and
impaortant street in New Orleans.
— The major shopping street in the region.
~ A “tout ensembie” street along major portions of
its length.
—~ A traffic carrying street.
— A transit street which is the destination of many
uptown and CBD bus routes,
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VOLUME OF PEDESTRIAN FLOW
A.M. WORK TRIP (sample, 288 persons)

The “Tout Ensemble”

Streets whose historic buildings establish a scale and character
along one or both sides for half or more of a square were
classed as “tout ensemble” streets. This means that any new
development in those biocks should observe similar cornice
elevations at street line, and generally be built up to the
street line. Recormmendations are as follows:

'Pedestrian Streets: Present and Future
A Pedestrian Street would not be altered in its basic traffic

configuration. However it should receive special landscaping
and street furniture with attention to: street trees; bus
shelters; compatible street furniture; seats; pedestrian bias
in traffic signals; special priority lighting; screening of open-
lot parking; sign coordination and control. To the present
major pedestrian streets have been added those that future -
land use allocations will generate.

Street Arcades

Where Pedestrian Streets have substantial sites for new
development they should be arcaded to shelter pedestrians
from the elements. The locations on the Specific Urban De-
sign Recommendations Map show where the two criteria
are met and arcades should be considered. A special excep-
tion is Canal Street which could be extensively arcaded.

Pedestrian Bridges

At key locations where present or future Pedestrian Streets
and new development coincide, it is desirable to build Pedes-
trian Bridges to overpass traffic, or rail lines.

Second-Level Pedestrian Walkways

Where Pedestrian Bridges touch new private development
along the Riverfront and the proposed hotel-row between
Loyola and OQ’Keefe Streets, Second-Level Pedestrian Walk-
ways can connect in a continuous system across private
property and bridging intervening streets.
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VOLUME OF PEDESTRIAN FLOW
LUNCH HOUR (sample, 555 persons)

Gallerias and Mini-Parks

Gallerias, or enclosed arcades that enable pedestrian access
across private development, and mini-parks like Paley Park
in New York City are indicated on new development sites
in the intense Office Core and adjacant to the Poydras/
Riverfront Corridor.
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Cornice Observance and Build-to-Street Line

Where the "tout ensemble” blocks occur, new development
should be built to the street line to reinforce the old facades
and old cornice lines (top of building at street) should be
generally observed.

Pedestrian Malls and Ways

Pedestrian Malls have been discussed separately and are in-
cluded here as part of the coordinated pedestrian network.
In addition, opportunities exist for small alley closures and
public access at certain times of the day across private prop-
erty to enhance the pedestrian experience. These are classed
as Pedestrian Ways.

'LAFAYETTE STREET AT FULTON, 1974
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The Future

The Design
Process — An Urban
Design Rationale

The urban design process now comes into play with all the
necessary ingredients at hand: Long Range Givens as the
basic matrix into which new growth shouid be fitted; Prob-
ability | and the desirable parts of Probability i projects as
predictable new growth; and an amount of additional new
growth established by market forecast to be distributed so
that the problems are minimized, the goals are achieved,ur-
ban amenity is enhanced, and the urban scene is one of dis-
tinction.

The design'process establishes basic space distribution,
amenity, land use, movement, and urban form principles,
and allocates growth in accordance with them.

These principles become the urban design rationale support-
ing the case for rezoning and other public controls.and pol-
icies necessary to implementation of the Plan.

Urban Design
Principles

The basic urban design framework is the basis for private
and public development programs for the CBD Core and
Frame, and is transiated into an lllustrative Site Plan to
show how they serve to distribute new growth. It is guided
by the following principles:

GENERAL PRINCIPLES

(1) Capacity of the CBD for Growth

The CBD can accommodate the growth anticipated by the
year 2000, assuming anticipated improvements in the move-
ment system and a high level of amenity.

(2) Location of Intense Development

High intensity new development should be located near pre-
sent concentrations of high intensity development insofar
as traffic capacity is not exceeded. The Poydras/Riverfront
Corridor is the principal location for such development.

(3) Multi-Use Character of Development
Development of projects with office, hotel, residential and

By Design

ancillary retail uses such as Pan Am should be encouraged.

(4) Hotel Development

New hotels and motels should be distributed widely through-
out the Poydras/Riverfront Corridor and on Upper Canal
Street to spread the generation of pedestrian and vehicular
traffic where it can be accommodated most easily.

(5) Infill Development

Infill development in other areas should be less intense and
should relate to the scale and character of surrounding
buildings; on "tout ensemble” streets, cornice height,
fenestration, materials, etc. should be consistent with the
historic buildings.

(6) Pedestrian Amenities

All new development should contain provisions for high
quality pedestrian amenities: arcades, small landscaped ur-
ban parks, street landscaping, etc.

{7) Continuity of Activity

Activities along existing streets should be maintained when
new development occurs; shopping streets, for example,
should not be interrupted by plazas or large buitding lob-
bies, Mandatory ground floor street requirements should
be established for the primary pedestrian network.

(8) Internal Movement System

A pedestrian and mini-bus movement system should be de-
veloped to provide quick and easy connections between the
Superdome, Poydras/Riverfront Corridor, Office Core, Re-
tail Center, and Vieux Carre. This movement system shouid
parallel the pedestrian system.

(9) Intercept and Peripheral Parking

Major parking facilities should be provided on the uptown
side of Lafayette Street to intercept short-term parkers
headed for the Poydras/Riverfront Corridor and the Office
Core. Peripheral long-term parking should be developed
with mini-bus connections to the above.

DESIGN PRINCIPLES FOR
SELECTED SUB-AREAS

Area 1a: The Office Core

The existing Core has many infill opportunities for new com-
mercial development. These possible future projects should
be significant additions to serve pedestrian needs and main-
tain and contribute to higher environmental quality. The
foliowing principles should guide new development:
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Street Continuity, Character and Function

Existing street character and function should be maintained
and improved. On streets leading uptown, ground floor uses
should be active (retail, entertainment, service, etc.). Build-
ing lines should be consistent with existing development.

Building Character

Renovation should be strongly encouraged, and where new
construction occurs, architectural design should consider
the factors that establish the street’s character: cornice
height, fenestration, entry form and placement, materials,
etc.

Pedestrian Amenity and Movement

On all streets leading uptown from Canal Street, pedestrian
movements should be required for all new development;

in areas where existing development is to remain the public
should be responsible for improvements including both land-
scaping and lighting.

Area 1b: Canal Street

The following design principles should guide improvement
and development of Canal Street.

100

Preservation of Retail Function

Canal Street is the Retail Core of the Region; a key goal of
the City is to maintain and strengthen Canal Street’s retail
function. One aspect of this program would be ground floor
retail space opening directly to the sidewalk for all new
development.

Maintain and Enhance Street Character

Canal Street's unique character is determined by the wide
street lined by relatively low buildings, many of which are
of historic significance.

Improve Canal Street — Vieux Carre Connaction

Rue d’ Iberville should be cleaned up to take advantage of
its prime location as the Vieux Carre edge. Although its
service function must be maintained, signs can be removed,
buildings renovated, loading restricted to off-hours, etc.

Area 1c¢: CBD Historic Core
The design principles to be followed here are:

Historic Facade CHaracter
Historic character of present facades should be reconstructed
where necessary and preserved where still in sound condition.

Infill Development
Where historic buildings have been demolished, new construc-
tion should pay attention (but not artificially recreate) the

scale, color, material, and cornice lines of the “tout ensemble”,

Area 2a: Poydras/Riverfront Corridor

The projects now planned or underway along the Mississippi
Riverfront can return New Orleans historic relation to the
water. Environmental quality of future development is of
fundamentai concern. The following criteria should be
considered:

Public Pedestrian Connections to the River

Existing streets, where possible, should extend to the river
edge even though platforms will be required to span the Mu-
nicipal Railroad tracks. lberville, Bienville, Conti, Lafayette,
Girod and Julia are important streets and shouid be devel-
oped as pedestrian connectors to the waterfront.

Riverfront Activity

International River Center, Spanish Plaza, Canal Place,
Artillary Park, Moon Walk and the French Market Complex
provide an opportunity for a continuous pedestrian promen-
ade along the River. Where new development occurs, activities
should be connected to this corridor.

Impact on Adjacent Areas

The intensity of development and design of waterfront pro-
jects must respond to the scale and character of adjacent
areas. Canal Place must sensitively relate to the Vieux Carre;
International River Center should respond to the renova-
tion opportunities in the adjacent warehouse area. Specu-
lative demolition near these two projects should be strictly
controlled. ‘
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Area 2b: Mid-Poydras Corridor

The emerging form of Poydras Street is in direct contrast to
the form of the majority of the Central Area. The scale and
spatial order of this high intensity growth corridor suggests
a miracie mile potential. Certainly Poydras Street should
develop a strong visual image, but it should not intrude upon
the scale and character of the old. The following are general
design principles for the Mid-Poydras Corridor.

Continuity

Large new buildings along Poydras Street should be con-
sistent within a network of elements {public and private)
extending the entire length of the street. This would include:
lighting, coordinated street furniture, formal street land-
scaping, common building lines, etc.

Contrast of New and Existing Buildings

The high intensity development along Poydras Street would *
be balanced by preserving smali ciusters of older, smaller
buildings. For exampie, LePaviilion Hotel and surrounding
historic buildings provide contrast to large, modern con-
struction. On the River end of Poydras, the historic and
architecturally significant buiddings in'the planned Piazza
d’ltalia could provide a similar contrast.

New Construction Complements the Character of

Adjacent Areas

Each block on Poydras Street has four significant frontages.
The streets leading uptown are pedestrian oriented; new
Poydras buildings should maintain that function. The streets
parallel to Poydras have significant character and pedestrian
traffic from parking and hotels to the Superdome; Perdido,
Commercial Place and Natchez are streets with important
historic buildings and should be respected by new develop-
ment. Multi-level parking garagss with no pedestrian-oriented
ground floor function are unacceptable if a goal of the Central
Avrea is 1o improve environmental quality.

Pedestrian Amenity

High concentrations of employees (One Shell Square and the
Pan Am Life site will contain over 9,000 employees) require
high quality amenities: landscaped walks, small urban parks,
fountains, etc. Climate considerations should aiso be major
architectural and landscape design influences so that street
level spaces are comfortable through longer periods of the
year. Public land facing Poydras Street could appropriately
be developed into heavily landscaped mini-parks.

Pedestrian Movement Corridors

Continued vitality and growth of Canal Street retail is de-
pendent upon connections between Poydras Street employ-
ment concentration and Canal Street. High quality improve-
ments on Carondelet, St. Charles, Camp, Baronne and Maga-
zine could also increase the potential for hotel development
on Poydras with easy access of the Vieux Carre.,
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Land Use Concept

The Land Use Concept is based on the above principles and
is integrally related to the Open Space and Pedestrian Ac-
cess, Transit Access, and Auto Access and Parking.

It will be noted that Areas 6b, 6¢, and 6d are not given any
designation on the Land Use Concept. It is expected that by

1985 these areas can become a mixture of rehabilitated ware-

house and commercial and infill residential, but this will
not occur until a number of other developments proceed.

lllustrative Site
Plan Preparation

The final detailing of potential growth in accordance with

the procedures, principles, and Land Use Concept above, is
shown in the Plan, “New Orleans, The CBD Core, the CBD
Frame, Year 2000” (the llustrative Site Plan).

TOWNHOUSE

The space to be distributed (primarily Probability I111) was
first translated into prototypical building sizes and forms as
an urban design “language”.

The building forms were then located on sites not cccupied
by Givens which were in accordance with the investment
Feasibility Model. Individual site assembly costs estimated
earlier in the Study for sites shown as developed are consis-
tent with the site-paying ability for the type and size of
development shown.

The result is more than an artist’s conception of the New
Orleans CBD Core and Frame as it may look in the year
2000. For the Givens and Probability | and || development
it is reasonably accurate. The Probability 11| development
distribution represents a feasible realization of the goals

of the Growth Management Program, and creates an urban
design "image” as a visual expression of those goals, to be
compared with actual proposed development over time.

The distribution of new space and activity combined with
the Givens and Probability | and Il are the basis for develop-
ment of the Movement System element of the Plan.
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The

Development

Program Element

The eight program elements of the CBDC! Development
Program are discussed in more detail in the Basis for Change
Section of the Technical Report. They include:

(1) The Community Improvement Agency Program;
(2) The Public Works Program;

(3) The Special CBD (Tax) District Program;

{(4) The CBD Historic District Program;

(6) The Re-zoning Program:

(6) The Parking Policy Program;

(7) The Federal and State Funding Program;

(8) The Private Action Program.

The Community

Improvement Agency
Program

The CIA has regularized procedures for initiation, investiga-
tion, preparation, adoption and execution of community
improvement plans. While the CBDCIPlan is somewhat dif-
ferent from their past activity, there is plenty of precedent
for it across the country, and its different nature will not
change the regularized procedures established by Act 170.
These procedures are summarized as follows:

STEPS FOR FORMULATION AND ADOPTION
OF COMMUNITY IMPROVEMENT AREA
DEVELOPMENT PLAN

Activities

{1)  CIA/GMP/CPC coordination on Area designation.
{2)  Planning Advisory Committee consideration of Area.
(3)  CPC review of Area and recommendation to Council
for designation of Community mprovement Area.

{4} City Council designates Area and authorizes prepara-
tion of Plan,

(8)  Complete organization of Plan document (draft).

{8)  Draft Plan to Steering Committee and/or Special Dis-
trict Board for consideration and approval.

(7)  Advertise Public Information Meeting on Plan, ten
days before meeting to be held (Act 170),

{8)  Hold Public Information Meeting; Steering Com-
mittee/Special District Board consider modifications, if
any, resulting from Public Information Meeting.

()  Planning Advisory Committeg review of Plan.

(10} CIA Board approves Plan subject to Council approval,
{11} City Planning Commission review Plan and transmit
recommendations to City Council.

{12} Council authorizes public hearing on Plan.

{13) * Advertise public hearing at least once, 14 days before
the hearing; transmit Plan document to Council and schedule

" preliminary Council briefings; mail or depaosit notices to

property owners and residents within the Area.

{14) Council holds public hearing on Plan and adopts
Resolution approving Plan (fulfill requirements of both

Act 170 and Act 498). .
(18) FINAL REQUIREMENT: Public referendum for Core
Area Development District maximum tax and bond issues
(Act 498).

A number of studies will be necessary to develop the Plan:
field survey of structure condition; detailed economic and
market feasibility studies; detailed preliminary site planning
for special projects; detailed re-zoning study to prepare
zoning amendments; engineering and traffic feasibility anal-
ysis for public works proposals; cost and financial studies;
management planning, etc.

The level of detail may be at first fairly general in these
studies as a “general description of such matters as may be
proposed to be carried out” is “sufficient”42 for the Plan.

When the Plan is prepared, including the findings, declara-
tions of necessity, and purpose, it is submitted to the City
Planning Commission for “review and recommendation as
to conformity with the general plan for the development
of the municipality as a whole.” 43

The City Planning Commission will request reviews from
appropriate agencies and recommendation, approval, or dis-
approval or additional recommendations to City Council
within 45 days.

Upon receipt of City Planning Commission recommendations,

City Council will hold a public hearing after due notice, to
“afford an opportunity for ail persons or agencies to be heard
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and shall receive, make known and consider recommenda-
tions in writing with reference to the CBDCIPlan.” 44

It is important to point out that the legal public hearing

will really be the culmination of an extensive series of public
meetings in which there is participation and involvement in
hammering out the Plan‘s content and details.

“Upon approval by {City Council the) CIA is authorized to
take such action as may be necessary to carry it out.”45

Since acquisition of property by eminent domain (condem-
nation) is not to be included in the CBDCIPlan, there will be
no requirement for City-wide referendum, although the new
Tax District will require a referendum for its establishment.

As the time goes‘on the CBOCIPlan proposals will be devel-
oped and the Plan will be appropriately modified, amended,
etc.

It is the intent of the Plan that the CIA shall act not only

in its usual role, but also as contractor to the Special CBD
{Tax) District to execute the Plan, It also will be responsibie
to the Historic Commission to purchase from willing owners
“preservation servitudes” for historic rehabilitation and to
supervise and aid in rehabilitation where advisable.

The CIA is also equipped to initiate and help organize the
Detoxification and Rehabilitation Program for the gradual
elimination of Skid Row. Funds are now available in Wash-
ington for such programs and local resource people are fully
aware of how such a program can succeed. This step should
be taken at a very early date, perhaps even independent of
the Plan-approval process.

The Public
Works Program

Part of the CIA planning activity will be the preparation,
with appropriate agencies, of the necessary Public Works
Program; street changes; landscape plans; park expansion,
etc., including cost estimates and plans for funding same.
The mechanism for this procedure is basically no different
than in any other community improvement area.

The Special
CBD (Tax) District

Legislation has been passed (Act 498) as a consequence of
the Growth Management Program in Baton Rouge that en-
ables the establishment of Special Districts upon appropriate
local action. A feature of such a district is the ability to levy
an addition to the tax on real property upon approval of
City Council. Since this levy would be in effect self-imposed,
the concept is that a district would decide that it would tax
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itself to provide improvements and, therefore, the general
tax of the City would not be affected.

If a Special CBD (Tax) District is formed after approp-
riate governmental steps, and if it were to levy a tax on the
CBD of 10 mills, it is conservatively estimated that it
would bring in excess of $1.5 million a year. And, of
course, as new development comes on the tax rolls,

that figure would grow.

An important feature of such a program is the financial
“leverage” it would provide in its revenue bonding po-
tential. $1.5 miilion would produce as much as $17
million in bond money each year. A probable bonding
ceiling of perhaps $50 million is likely.

The Special CBD (Tax) District will presumably adopt
the CBDCIPlan as the basis for its use of the funds and
justification for the added tax.

The CBD And
Lafayettie Square

Historic Districtis

The evolution of the Vieux Carre Historic District from
its inception in 1925 to its powerful position today has
taught many lessons regarding the operation of such a
governmental instrument. No other American city has
such a wealth of experience as New Orleans.

The decision to create two new historic districts, the
CBD Historic District and the Lafayette Square Historic
District, must lean heavily on this experience, profiting
from its mistakes and successes. The steps to go through
in establishing such Districts and putting them in opera-
tion are not appropriate to this Plan, except to say that
one first such step is a series of detailed historical re-
search studies and architectural and analytical evalua-
tions to determine what the specific objectives of and
justification for such districts ought to be.

Legislation has been drafted under Act 147 which
created the Vieux Carre to authorize creation of an
Historic Commission which would have City-wide juris-
diction except in the Vieux Carre. |t would establish
the two historic districts proposed after appropriate
study and deliberation.
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The Zoning
Change Program

A fundamental recommendation of the Technical Report is
to lower the FAR to varying degrees throughout the CBD.
To do this will require preparation of amendments to the
Zoning Ordinance which should include not only changes in
FAR but also new zoning categories with provisions for in-
centive zoning and bonuses to provide for arcades, gallerias,
retail frontage, etc.

The CIA and the Department of Planning should initiate a
rezoning study for the kind of detail necessary and to estab-
lish the basic rationale for the “change and error” case for
rezoning. 46

Federal And State
Funding Program

New Orleans has availed itself of few of the Federal funding
programs in the past. While some of these programs are now
uncertain, there are still many which will be available on
passage of current federal legislation both for revenue sharing
and specific categorical programs. It is premature to list the
various kinds of funds at this time, but a major role of the
ClA is to initiate such a funding program.

The Private
Action Program

An immediate step to take to insure private development
coordination and backup is to set up a new private entity
based on the GMP Executive and Steering Committee initia-
tion. The model that is recommended is that of the Old
Philadelphia Development Corporation.47

Membership of such a non-profit corporation should be
very broad with the Mayor, President of City Council and
other government representatives as well as business and
civic leaders and citizens on the Board of Directors. Over-
lapping membership on the CBD Historic. Commission and

- Special CBD (Tax) District is desirable.

FUNCTIONS OF A NON-PROFIT DEVELOP-
MENT CORPORATION

Keeping the Information System Up-to-Date
This function involves three actions:
{1) Administering the basic data file.

(2)  Monitoring growth and change.

(3}  Updating the Probability Growth Model.

Promoting Effective Public Relations and Citizen
Participation
(1)  General promotion of development.

(2)  Servicing a GMP Information Center as a focal point
for government, business, and citizen contact.

(3) Providing appropriate forums for continuing citizen
participation.

Assisting in Coordination Programs

Official agencies charged with this responsibility at a City-
wide level need the assistance of an organization whose full
attention is on the Growth Management Program. This
function should operate at two levels:

(1) Assisting in inter-governmental coordination of
programs. .

{2}  Being jointly responsible for inter-neighborhood
citizen group coordination (along with nearby neighborhood
groups).

Conducting Studies, Program Evaluation, and
Detailed.Planning and Design

(1) Acting as consultant to City or other agencies to
conduct such studies. .

(2)  Acting on its own or other neighborhood groups’
behalf and initiative,

(3)  Acting under contract to private groups if the work
is consistent with the GMP public purpose.

Maintaining High Design and Quality Control
Standards

Monitoring growth and change will reveal the need for
maintenance standards, over and above those required by
current law, and analagous to those conducted by effective
neighborhood improvement associations. These entail:

(1) Administering an advisory architectural and planning
review function.

(2) Providing design, planning and property management
services available to the public.

(3) Pinpointing as a "watchdog” function, where property
maintenance and operation needs improvement.

Providing Financial and Economic Advice, and
Management and Resource Mobilization

The wide variety of public and private programs anticipated
will require top financial advice and management. These
include:

(1) Raising funds for specific purposes.

(2)  Arranging financing for projects such as historic
rehabilitation, and “pro-bono” private development.

(3} Acting as agent to public agencies for financial
management of programs.
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Delivering a Wide Variety of Development and
Management Functions

The GMP has already identified a wide variety of develop-
ment and management functions not being effectively met
in the gap between government and private enterprise:
e.g., historic rehabilitation, trash remaval, sign control,
property maintenance, joint development and the like.
Adequate service provided.by the GMP should inciude a
capability for:

{1} Buying, selling, and owning and operating property,
within a general mandate,

{3) Actingasa developer-of-last-resort for historic pre-
servation and restoration, and for new developments par-
ticularly where joint enterprises need a pro-bono middle
man function. .

{3)  Raising and borrowing funds, again within a general
mandate.

THE PRIVATE INVESTMENT

While it is premature to estimate the public investment, the

1990 almost $700 million investment in private construc-
tion is anticipated. By the year 2000 another $174 million
will be generated, for a total of $871 million.

Table 14:
Market Investment 1974/2000
(in Millions of Dollars)

1974-1990  1990-2000 _ Totals
Office 315 60 375
Hotel 184 19 203
Retaii 18 11 29
Housing 180 84 264
Totals 697 174 871

Office (net): $35/sq.ft.
Hotel: $21,000/room
Retail: $30/sq.ft.
Housing: $30,000/unit
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The Feasibility
Of Implementation

The Need For
Implementation
Capability

It would be s futile exercise to propose plans and programs
that cannot or will not be implemented. At the same time,
if long-range plans were limited by the City’s current ability
to carry them out, plans would have to be modest indeed.
This is not to say that the City and its agencies don't have
substantial capability. They do.

What is needed is a plan whose first steps are currently doable -
under present legislation, but whose later steps may require

aoth vczIacs:d
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Not Conforming

To Proposed FAR
Limits
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legislative changes and new powers. This would presume pro-
gressive increases over time in implementing power,

Implementation
Program
Requirements

The requirements for implementation must be geared to the
problems and goals as cited above. Consideration was given
to requirements under seven categories: public works, zoning
and growth control instrumentalities, historic preservation
and rehabilitation, public management capability, private
development coordination and backup, and financing capa-
bility. The following conclusions were drawn.

PUBLIC WORKS

The City through its various departments and agencies has
full legal capability to carry out any public works program
that is approved by City Council.

ZONING AND GROWTH CONTROL
INSTRUMENTALITIES

Zoning Reduction

The point has been made that current zoning is so permissive
as to provide no public control at all on height, bulk or floor
area allowed (FAR). This is not in the public interest and the
conseqguence can be demonstrated in random development
as against the public health, safety and welfare.

What is needed is a reduction in zoning that puts it into con-
formance with the proposed Urban Design Concept and
Plan on the basis of a legislative finding. Their case for this
reduction must show “error or change” in the original zon-
ing.

_T